TES thesia 


86 01398 
CARL ELAN Cs 


Q Associates 


INSTITUTE OF GovERNAtseR 
STUDIES UbRaRY 


AUG 6 1986 


UNIVERSITY OF CALIFORNIA 


THE HOUSING ELEMENT 


OF THE GENERAL PLAN 


City of Auburn 


Adopted December 9, 1985 


Prepared By 


Carl Elan and Associates 
176 Gunnison Avenue 


Sacramento, CA, 95536 


Digitized by the Internet Archive 
In 2024 with funding trom 
state of California and California State Library 


https://archive.org/details/C 124887 789 


Goals and Policies ii 


Implementation Programs Vv 


Quantified Objectives x1 


I. 


Tis 


IIl. 


AV 


Table of Contents 


MARC ROU Wet Olle ara varaie'ee v'u's hie sie lacctere evel ciel e e's saleiF ec sale eieis Sie Sik e/o ere ia weit @ inie 
Lar euts Ou aut OGO cc cles aisle o's elete e cielcls wiv's s sis 's violeinieis eisisisievsieis eis pieie's 
PGOVis POMS (Ole iii tl Gite wie e cleie'e clgialelc a 'e\m c’e's o’a ele'e se'e oipio inl elnie/aiela sia 
ied SON salt ue Dae LON s acca e1e sels a eiaisivi elev clure'e a aleieisie\e aisisiars o sists 2/61 
PnLeYcOvernments | BCOOTCiNnGCAON sc cs aelssvle sss ss .cls'0 es sic onl sis + 6 kieere 
REVAEWHOL PEeVI Gian GUS in Ordol OMEN LGic 6 ae is'e's bisls 414.6 bieie’s oe «on ale wee 
Consistency with Other General Flan Elementsiiss'ss< ce cccesscs eee 

Populacson aide uousenoldeGnaraclericl 1CS.e5 oes sees sice nes e'b c's eee 6 a's'0 
PODULACTON cc bvedsls ccs aisle 6 Ole wie ei eieit sléln's 4 sn preRre e's slew ss sive e 68 4 a4 06s 
POPULALION CLOWEN cs. ceseccscsccccacctacseessconcsvccseeesen sce 

Racial wCompeeme ton wa aisle tise s cies veciewiv es bsicicle 6 cia aiclele ble eis a6 
Hangrcapped) Persons. acelse «sid sees ses bis'ale ou bie.s tos 6 0's'ea ss Sine @ 
Farmworkers and Homeless Persons... scecscceces csc csesenens 
HouSeholdsSeccecccccccccccscccccccccccccsccccesecccccccccccccscce 
COMPOSITION ececccccccccecvcccccccccccccccccccececccccccccce 

INCOME cccncccccccvcsececc et escce ene ne cess ewecencsececacees 
RESLGENCE. cc cccc cece ccs ocsedeacsen seer ee voewee eee senebienge 

Housing CharacteristicSecccccccccccccccccccvcccccecscccccvscecsees 
Housing Stock Growth and CompoSition.cccccccccccccccccccccccces 
Housing Tenure.cccccccccccccccccccccccccccccccsccsecccceccccons 
Vacancy RateScccccccccvcccccvcccccccscsccccccccccccsecesccssees 
OVErCrOWdingGecccccccccccccccccccecccccccscccscccccceccsccceeees 
Ueto ASE ee ae re ere NE EE ELC TR eR EIR CT ee 
Housing ConditionS.cecccccccccceccccccccceccceccccsssecsseseces 
Housing Costs and Overpayment .ccccccccccccccccccccccccccccccees 
Economic and Employment Characteristics. ccccccccsscsccosccscccceses 
Economic’ BaSG.scecececnccedeccavenenesseecancvesssnsascasaseess 


EMPLOYMENCecevecccecccvevscerevessscsscseseseesseesessesssssees 


(On Hepy Wa Aa) Sa) ese) el oy ee nf 


pO | =| | HS BS BP BSP BP PF eB Re 
Pp © 0 Oana NHN KF KF CO 


ou 


Nh 
Ne) 


fa, 


Lo 
— 


ewe ned Ya, olde 


1 n6040 bh eons seeds § ahbbal and boos eas pantaabber a8 bean as eeneeeeekae 
pass 6tosece bende ceiiaenbes 06 0st aveerees Some fie Swatel 
JaynrepondensnsdWel elndaulpre dyad teens wate eengy G0) Giebaleadt $ 
+d aslb'ts' ann Shdades Kapaguiny os eeUppagden -SRIMEE IESE Renneke : 
caceshecwdanlodi=cnt/day ewes. bs sOORSGQLbaGS) InafeniietupTetal 
Jon ite ee paket. + 0Uieee prtaser o@iest4 So asevwl 
ci Wee eeescees Oeees oo timed 07) Ceease) cant Oliv ¢aeieteaw) 
veecban¥s. eesgatunradywaustiliny pel’ Get Aiejipens’ tng seteeha”® vi 
$6 00 ecwe Cows ah | oe odeieheae «ape us tvleds 06s beeanebdaeeaseeee 
(Poe. anesreys i areetee nest. eee resale 69 fowls COR get 
Te os we sheen enabush weve bens os ¢ec08 OSCAR CRLOEe 
pret vane ony Gis dwar Weu bers Code cotyvedpnrders beqgatpinel 
seawe o Cetenendede ws condepevetPherd® aeiivee’ bos emteowms? 
>: oak eeneneueen WETITITITI TTT Teer 
0 s+ pass tbo bsedey OL Nde en) b6)0 ens + idu 0 ooed—s ee MOS SRG 
0) neh 04s 6 00s ddéenet sede bee tae ebhe des 6 Uae béebtee seems 
juchngiue COvor es © bev 0G 04D Osu oy lupe onae Fes benews pRROREDON 
Less baadee = 508se cai eqWebadsstakwenss ene <QGPSGRSGsetems sttnanl 
se cvesveeeb se renee speneve iT nage) baa COT dysd yrdavoll 
WETTITITiT tritici aloe 
POE POS NEC HORE ER EO shades te were eesti ein ety teint aa GI, 


wheter rognanep op hegabehyatbbeiee peer remmip iran pane 


Se Os be Ges « ache thidehc ht ond aed i al 
eyennent as snayasapyeies “ef 
wginesoaranapnassunt * era _ Teetere t 


, 
as roe 


2 os 


Vv. Housing NEGUS nes esa ks eases GC ee ete eins 6 as Ceasers cons SCL eee E snes 


Auburn’ S share of Projected Regional Needss .cssesescule ewes sss 0's 


Auburn ’s Projected New Construction NeedS.e.vsss ones bese 0 s0'%'s 


Special NEOUS cai ela cole ais wb a aie wi elare BiG iS eter ate Cie araih Win Cb tre eek Roe ee 


VI. Availability of Land and Services for Residential Development...... 


Residential PRTG wheelers a’s\cialee(ele aluiels eats sic"s alvaisia Mie ao sietd sx oie a sie e e 


Vacant TARTVC aia alate Oia arate Baca d Ge Gate Sle OTE IN eS PU Ke Oe BES Se we ET Dale ® 


Surplus ed ara tate sciatic ewan ewes <b ee Rik STS eeraiele Cae AERO CELE Me eae eS 


Dervices Tor KheEsigential VEVELODMeENE. a5 < cise ss'ccslew sss cesses <.0'e 


VII. Const raines: EOsnitoraa0lemOuSsInG,. acissses cere ba acini noses s meee cies s 


Governmental CONSE LAID CS o 6 oes bowls one cele wiacralsiels wales his 0% s0é e's Sea's 


Local Land Use Controls.cccccccccccccccvcccccccccccccccccces 
Butt ine cane HoUusTNy . COdCS.6 cis a's esleleis so eiacne ele ce s sisin'e se © hie.es a 
Permit Frocessing Fees and Times. .uscccccsctccss uns coneacses 
Residential Mevelopments COS vss esiccss cc cess esc ee sees ou en es 


Annexation POLICY ceaceuwn ee scslcce sees be teecsic vas see op ese 0 6 s's 


Non=Governmlent ae OOnSt Tai Mes cciate sie oe a sib aiding Sale 'se ss salea Coes ess 


Availability of Financing. @eeeeeeaneoen eevee eoeeeeeeeeeeeeeee ee ee & 
Price of GAT Ce vete tolerate otelelerore slatelere oteteleleleleievere ele erers eierelele le ecole sie terers 
Cost of Development @eeeeoeoeceeoeeeoeeeoeeoeeeeeeeeseeeeeeeeaeeaee ee ee ee 


TOPOSTEPNV ccccccccscecveseeeecesecsscstccccecrecacsoessesceees 


VIII. Residential Energy Conservation. eccoscecccccccccccccsccceccceseces 


Bibliography .ecececccecccssecccssccccsccscssescescesscesesssessssssssese 


Appendix A: 
Appendix B: 


Available Housing PFOPTAMSecccccesasseteceeestcaseeseseuess 


Regional Housing Allocation Plan..cccccccccccccvccccvcccccs 


34 
35 
36 
38 
ey) 
sc 
39 
4] 
4] 
43 
43 
43 
43 
44 
44 
46 
46 
46 
48 
48 
48 
49 


50 
a1 
60 


, “0 fea 


BW eee SP ee Se 
‘ ss pesavesed bein Vedeecebeetl iouinty:® aosantet! o sed as 
if ns leap he parades beer esneee rotiintened-valt imsrtet wire 
we Shane ede msly bey S¥wrees cater eeeerhbeed tees euekboan dal vg 7) 
cto. .. tru heres, enh tens 19% osalegn® es Gand fe Sicily ; 
ies ode wad 0s es segenensss) 1008004 54s cu dbbenscQeea, THiarenIEsA 
o20} (9) cape) deees ledambese esc obschseeseds e0steseue en Gneeee 
cab Ware ces) ude Beene eles Gils (db eal LdGoapenqec es oe dédRRey Ollaum 
 wvabew-¥ bees de veeekeesensee Jurepelegpeu Esiiegicant 11 weal 
ES pnasdudeesbne> emghylauenceiaes -éAheeeede SivasipTieg Gi Gwinevial we 
PTeETieT? CrEETerTciT rl rer ree er es eh oe 
oak ses (Oe «© (aren gp ¥ire Seswea Vee cet sweVeld ate et!) ARBe VEIN 
sel (ely we + bon eae bdwawytwed oe ced sol at AetAuaw AA Oa) Sica 
Ne op wh ac eMiderssadeseubes seerel? Ant ga? eateiiivedd t4eyau 
Staleanchecadad epesapmebsews + ip 24?1 JOmmeeD Thosmenieae 
eidel a aweae $e 3-/anepae toaw 1 6) 645-0 (Ge, Cpe ee Leeann 
ono Pee Se dp- eke epee 8tpoas 6 qs OIA eene. ceemeyaeum gee 
se vdvheneeeedveerer<, ehele.dactesacb®) eit 4h rian 
ee ee er rr Te en ee 
choadhp sede ewe Ws sb lateesesttaekuav 1 OTOneye 1, eam 
Ba’ oa lpn dias ab eenns ahae dots sotaies tei (eatiaeraneeaa Prange 
TD, ouepd dew eehnetad Meect ettecscadeel tRGAP tiene? CSTR Ealiggeieen § 


eerste or ees es Seo Pewee ous CUP SOP SERS OOPS CHO Us 4 PF VOU POS ae q 


ia Pye rrerrri tt ricrrri. fT S's hace del amege 7 pained afAaliaed ua 
WY, wtwien creme tacts bpahins oliaeY Marae g@iteil fant we 


Tables and Figures 


Figures 


Locational Map slave cto tere eeialales crelereMe telat lololeie ofaie a latetetelebe a coletsiotels 6.0.5 o.6 aie aie iove.eiecae 


Housing’ Condi tion weeinnualidincomel deve VSihy stirs iso. 0.00.5,» 0,010.0:0.6,6 010.0 0 .010.0106 00 


Wage and Salary Employment ~)Three: Ma jori Industries... sissies sccccesscseces oe 


Tables 


Noy Woe) ob tops Kea) Misa lee) ier 
e 


= 
(=) 


Li. 


| 


Population Growthetrende:: (960-980 Pitre ase ss. 0:0. 0.0.0, v.alare.0 016.6% 00,8 0 
ASG DIStrUberlon yoy Sek Lone ste lerriele ie s erate ais nie @ srerbta’ baie eelels wuik's y's oe 
Population Distribution, by Khace,. 1970" — 19805 2. scsi vie sens os sie 
Work Dist bidaty, OSU. ccc are are cists a ale's case sles bie be «bess bib so cis ele s.p'sis'o o's 
Types Of Disibilitaess Chest imate) ,oud vy) 1 OS) «slaves: ecle Caw case seals 
Household. Composteion, =1oils shoe SLOG ole .awes wie bees se sicaee > bee be ote 
Family “i ype, 1900 icc siesta civias ee ewis eens bars sear clesie dea bo ele elk ats: 8 vis) ais 
Houséholds and Families, By dncome croups, 1979. ..ss<ccescccsvenee’ 
Comparison Of median nComes 10/9 parce viecls wisicieie'c le ole'swlalv tis oie elutes hisieie 
Housenolin and sami y el nComeanna ly s 1S a's ssc ass 1s ale s/e wie wie'a-wieiel ele bieie ere’ 
Household: Residence: In 1980<Compared: Tovl975 c.%0 uve ce scesecs essences 
Housing Types, 1980 And 1985. .cccscccccccccccccccccccccescccccccces 
Residential Building And Demolition Permits, 1980 - 1985........... 
Housing. Tenure. (Occintied: Units 1950s wassrse sev eeun esate ssisnwed ss 6 
Vacant’ Units And: Vacancy hates, 1950 ian scs seas sssisceseseeensseens 
Overcrowding, 1980. ccccccccccccccsccccnsccesccveescesccccsceesseses 
Roome. In; SeEucLlure., 1950 cucu was cle oo 0s 4 cle bin ele oem o's siala 6 Wc'e.a'slae a also © 
Persons IncURTESs, POGOs vinci woke alelic vines 6 -a0'e Cs 0004 stele sivte eens eas 
Residential Housing Conditions, \10Gsvecescks wens uus Scone clase wees esa 
Housing Unit Value, 1980... .cccccccccccccvcccccveccccvcscvevcscceces 
Monthly Contract Rent, 1980. ..ccccccecccccccccceveccccccccvcccccece 
Real Estate Listings, For Sale Units And Rentals... .cccccccccccece 
Household Income, By Gross Rent, As Percent of Income, 1980........ 


Household Income, By Owner's Monthly Cost, As Percent Of Income.... 


% 
Zo 
30 


LO CO 


Ne) 


11 
j 
13 
13 
14 
es) 
16 
OF 
18 
19 
20 
20 
21 
ze 
24 
25 
a 
28 
28 


out eds orrre est eetegh stews = RP 1 + (mee ,eboett awe sacjeiuqo™ 
paleo wae copeed der laeeWseeus ; ORET » eet: yw «Pus ug foseru gh 


>=— 8 


a] 


aeLeeipi sede s1q8Gadvies nebtend SABRES Eomars cone bennett Jennies 


ete eean es - 8) 194 @ ony cs eee ae aoa Cigar fire au aptschne? » i 
Vi secanenrensetenr pce MUD SM CPT .smecgclgal cetak ne a 


eb ewseeedcacedsDQGL — OOP Gdsal. ad aepeiPsrartl aocbsaiuget 


sever Laneeb hues snee «eat , (appar 2eg) geti?loiewad 1@ say, 
inpuitassaubeawius Eeeraleee unit se! smezteciet) » ten wanes) 


eSeebh>eaege PT eTee TTT tee or ee eriTid i est ssoW 


torrets eb per anreis earns ides b6d8e0bbes SOE act yl inel 
oVerssave OUP aqui Oman) vi .eatling? bap 2S{oresnull 
26 ob OG €4O8' £46 64 oO Ha CRS G | , ene Jat ndiPeae a s00f veaypan) 


«4b bp Seg dp ween es plantas 3 eee eet aenOn awose T ‘ei an Nia aiqiaavedl 
sasue¥edbu vi eeaseeunes Ark as | oP Ger jw ae! ni eonahinwv b] oteaoglt 


°6-4eae@eu ZI Ree derpdnarsfunp eras oi QOH had ee | pseqrt antaucll 


eS veer 
Ch nee 


aabgee 4 eenet.— aes sedauy abet poed buh prbhd col ietronbl est 


bee, eekee tes evans bbigs oun. ove let veo bedquaa) ejone! guiaga! 


(deeudubes csviaei anions sMOME a | gone w! tos atitad tnaae" 


ssesibblas cael shi ea Sarge naires foes abt en eh a AM (Qe toegtaTewW 
&s— Srsdegertines evey: Varuetnatpnees auessavane? (ott 
@te adi bar o paneer) 
sot ana Ghieenare se etngd 
5 ers 


«Pvurwres2 af empcd 
= eartatt ol anowie% 


re 


ae 


25% 
26. 
ZT 
23%, 
29. 
30. 
31. 
32. 
Sete 
34. 
356 


Wage and Salary Employment; (979 = 1OG5. sans bc 4.6 5 wiecelate ave etel seis peo 
Employment, by Occupatcon, 1950... cclsia sisicee siete ss se'e's's eve ait esis emi o's 
Civilian Labor Force, Employed and Unemployed, 1976 - 198 Sees os ae 
Month¥y"Unemployment Kates, = lOG4....0 a s.cs s,s ols 0S» seins siainine ase sats 
Existing And Projected Households, By Income GroupS..cccccoccccccve 
Revised New Construction NeedsiIn Aubarii. J..ccccscacecvescccopnece’s 
Projected Total New Gonstruction Needs<l1985 = 1992 6c ..s dees connec 
Wacantakesidential Cand And Unit Capacstvol.. a csete ccc aecs ee se vicleers 
Permit Processing Fees And Times, 1985 ..ceccscsceveccccccscsccccces 
Monthly Mortgage. Payments. .ccccccccscscccccecsscccsstessccccecccces 


Housing Development Cost Components, Estimate....ccsccccccecccvccses 


Zo 
31 
32 
33 
36 
aL 
iY) 
40 
45 
47 
48 


Ss 


Goal A: 


Policies 


Goal B: 


Policies 


l. 


Ze 


Goal CG: 


Policies 


iis 


Goals and Policies 


To Improve And Conserve The Existing Housing Stock 


Encourage the private rehabilitation of housing. 


Apply for federal and state funding assistance to reha- 
bilitate substandard housing. 


Require the abatement of unsafe structures, giving prop- 
erty owners ample opportunity to correct deficiencies. 


Establish a code enforcement program to conserve the 
existing housing stock. 


Provide referral services to notify the public of avail- 


able rehabilitation programs under the County's Community 
Services Department or non-profit agencies. 


To Encourage The Provision Of Affordable Housing 


Encourage the construction of affordable housing units 
using available federal and state programs. 


Work with the County's Community Services Department to 
secure subsidized housing units. 


Provide a density bonus or other incentives for the 
development of affordable housing. 


Work with housing non-profit agencies to provide shared 
housing developments within the City. 


Support a County based Housing Authority to provide 
administration of housing programs countywide. 


To Provide Adequate Sites For All Types Of Housing 


Use redevelopment powers, when available, or other appro- 
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Goal D: 


Policies 
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Goal E: 


Policies 


1. 


2. 


Goal F: 


priate mechanisms to acquire and/or assemble sites for 
residential purposes. 


Encourage the mixed use of commercial/residential develop- 
ment, in “the core area of the City. 


Encourage the development of manufactured modular and 
innovative housing designs which make use of new techno- 
logies, in appropriate areas, to bring about cost and 
energy <cciiictency savings. 


Institute an annexation program that will provide appro- 


priatly zoned land in order to adequately develop large- 
scale multi-family housing complexes. 


To Provide A Mix Of Housing For All Income Groups 


Promote and encourage home ownership and utilize available 
federal and state programs to achieve this end. 


Support the use of tax-exempt revenue bonds for housing 

developments and provide standards for the occupancy of 

such housing to include all income levels. 

Work with the Sierra Planning Organization to update, on 


a periodic basis, and revise when necessary, the Housing 
Needs Allocation Plan. 


To Insure Equal Housing Opportunities 


Promote the enforcement activities of the State Fair 
Employment and Housing Commission. 


Give special consideration in housing programs to the 
needs of special groups including the handicapped, female 
headed households, and the elderly. 

Recommend to the County the establishment of a Housing 


Advisory Body with adequate City representation. 


To Encourage Energy Conservation 
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Policies 


ne 


Require the use of energy conservation features in the 
design of all new residential structures. 


Encourage the use of weatherization programs for existing 
residential units. 


Promote the reduction of energy costs through outreach 


assistance which focuses upon energy conservation 
practices. 
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Implementation Programs 


To Improve And Conserve The Existing Housing Stock 
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Program Name: The State Community Development Block Grant. 


Program Description: Created under the 1974 Housing and Community Devel- 
opment Act, the Community Development Block Grant Program is targeted 
towards low and moderate income households to improve housing and economic 
development conditions. Eligible activities include loans and grants for 
housing rehabilitation, construction of public works facilities, and low 
interest loans to businesses offering new employment opportunities. 


Funding/Administration: Funding and Administration of the program on a 
Statewide basis rests with the California Department of Housing and Commun- 
ity Development. Funding of local grant applications is competitive and 
occurs on an annual basis. Local Administration is usually performed by a 
city, consultant, a housing authority, or a local non-profit organization. 


Time Frame: 1985 - 1992 


Program Name: Rehabilitation Loans (HUD Section 312, Local Redevelopment 
Agency, CHFA Multi-Family Rehabilitation Program, and HCD Deferred Payment 
Loans. 


Program Description: Direct loans provided to households or owners of 
rental property to bring property up to local code standards. Loan pay- 
ments may vary from no payment (deferred loan paid back when house is sold) 
to 12% depending upon income of household and type of loan used. 


Funding/Administration: Funding can be secured from a wide variety of 
sources including the Federal Department of Housing and Urban Development 
(HUD), Redevelopment Agency, the California Housing Finance Agency (CHFA), 
and the California Department of Housing and Community Development (HCD). 
Administration is usually the responsibility of the City or a non-profit 
with powers to deliver housing programs to the city. 


Time Frame: 1985 - 1992 


Program Name: Marks-Foran Residential Rehabilitation Act. 


Program Description: Authorizes the city and redevelopment agency to 
issue tax-exempt bonds to finance residential rehabilitation. 


Funding/Administration: Funding is derived through the sale of tax- 
exempt bonds; Administration is through the redevelopment agency. 
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Time Frame: Begin in 1988 as an ongoing program. 


Program Name: Special Circumstances Program. 


Program Description: Households living on fixed incomes derived -from 
Social Security (SSI) are eligible for a one-time $750 grant, and a $300 
annual grant thereafter to correct health and safety deficiencies in the 
housing unit, to install necessary energy efficient devices to reduce 
utility costs, to relocate, to replace furniture, and to prevent fore- 
closure actions. The City can make local residents aware of the program. 


Funding/Administration: Funding and Administration is provided to eligi- 
ble recipients by the local County Welfare office. Eligible households 
must apply with a case worker. 


To Encourage The Provision Of Affordable Housing 


l. 


2. 


Program Name: HUD Section 8 Existing Rental Assistance. 


Program Description: This rent subsidy program is the main source of 
federal housing assistance for low income persons. The eligible tenant 
provides up to 30% of his monthly income for a rental unit and HUD makes 
up the difference between the 30% and the market rent. The subsidy goes 
with the tenant but is paid directly to the landlord. 


Funding/Administration: Funding is authorized by the U.S. Congress and 
administered by HUD on the federal level. The Placer County Community Ser- 
vices Department operates the program on the local level. 


Time Frame: 1985-1992, 


Program Name: Article 34 Housing Referendum. 


Program Description: The State Constitution requires local voter approv- 
al in order for any public body to develop lower income rental units. Any 
development of new rental units by the local Housing Authority or CHFA 
where the majority of tenants are low income would require the ballot 
measure. 


Funding/Administration: The cost of placing the Article 34 measure on 
the ballot rests with the city. Funding efforts for passage of the measure 
would rest with local housing advocates. 


Time Frame: Should be placed on the ballot at the earliest possible date 
- preferably 1986. 
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Program Name: Construction of New Housing for Renters through Various 
State and Local Programs (CHFA, Redevelopment Agency, and Multi-Family Tax- 
Exempt Bond Programs). 


Program Description: Through various state and local programs, rental 
housing units may be constructed for low and moderate income households in 
the city by private and non-profit sponsors. 


Funding/Administration: Both funding and Administration are handled by 
the sponsoring agency, e.g. City Redevelopment Agency, CHFA, or a bond 
underwriting firm. In the case of tax exempt bond financing, the city is 
required to pass inducement resolutions allowing the development to occur. 
On bond programs, the City may also require administrative fees and impose 
regulations to insure affordable rental housing units. 


Time Frame: 1985 - 1990, 


Program Name: Establishment of a Countywide Housing Authority. 


Program Description: The City shall adopt a Resolution which requests 
the County of Placer to establish a full service Housing Authority. The 
Housing Authority would have the administrative responsibility to provide 
Section 8 certificates, work with non-profit and for-profit housing 
sponsers, and provide outreach services. 


Funding/Administration: Minimal or no funding required. The County 
would be reimbursed for its housing services by federal and state housing 
agencies, eg., the Department of Housing and Urban Development (HUD). 


Time Frame: Early 1986. 


Program Name: Density Bonus Program. 


Program Description: The City shall develop and adopt a density bonus 
provision as part of the General Plan and Zoning Ordinance. This program 
would allow for density bonuses of 25% or allow other developer incentives 
for the provision of low and moderate income housing units. Additional 
density bonuses would be considered for very low income households. 


Funding/Administration: Both the funding (which is minimal) and adminis- 
tration would be the responsibility of the City. 


Time Frame: Early 1987. 


Program Name: Shared Housing. 
Program Description: The City shall work closely with non-profit housing 


agencies for the funding and expertise required to establish a shared 
housing program for elderly residents. Large single-family units currently 
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Funding/Administration: Funding is secured through various State and 
local sources such as a redevelopment agency. Administration is the 
responsibility of the housing non-profit agency sponsoring the project. 


Time Frame: 1988. 


Program Name: California Housing Advisory Service (CHAS). 


Program Description: Grants are made available to the City, County 
Community Services Department, or non-profit housing agencies to establish 
local housing advisory services to assist individuals and groups with self- 
help construction or rehabilitation of their houses. 


Funding/Administration: Funding is secured through the California De- 
partment of Housing and community development. Administration rests with 
the City, Community Services Department, or non-profit agency receiving the 
funds. 


Time Frame: 1986 - 1990. 


To Provide Adequate Sites For All Types Of Housing 


1. 


2. 


Program Name: Eminent Domain Powers Available Through A Redevelopment 
Agency. 


Program Description: The Redevelopment Agency, when fully activated and 
using the powers of eminent domain, could acquire and assemble sites where 
appropriate for housing development. Such housing development could be 
provided to all income groups under this program. 


Funding/Administration: Funding would be provided through tax-increment 
financing or the sale of redevelopment bonds. Administration is the 
responsibility of the locally established Redevelopment Agency. 


Time Frame: Begin in 1988. 


Program Name: Annexation. 

Program Description: The City would annex an appropriate amount of un- 
incorporated area in which vacant land suitably zoned for medium-density 
residential development is available. 

Funding/Administration: City funding is required to initiate annexation 
procedures consistant with State statutory requirements. The City is the 
administrative body responsible for regulating annexed land. 


Time Frame: Begin in 1986. 
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Program Name: Construction of Conventional Subsidized Housing Units. 


Program Description: The City would work with the local Community Ser- 
vices Department to secure federal funds for the aquisition of site/s on 
which to build conventional HUD sponsored housing units for lower income 
households. 


Funding/Administration: Funding is available through the U.S. Department 
of Housing and Urban Development passed on to the local agency, ie. the 
Community Services Department. The Community Services Department is 
responsible for administration and management. 


Time Frame: 1986 - 1992, 


To Provide A Mix Of Housing For All Income Groups 


14 


2. 


Program Name: Housing Production for Homeowners Utilizing State and 
Local Programs (CHFA Homeownership Program, Single Family Bond Issues). 


Program Description: Through state and local sources, the City can en- 
courage private developers to produce affordable homes for purchase. In 
locally induced tax exempt bond programs, housing is provided to moderate 
income, first time homebuyers at reduced mortgage rates. 


Funding/Administration: Funding is secured from proceeds derived from 

the sale of tax exempt revenue bonds. Local program administrative monies 
can be built into the issuance of the bonds. General administration for 
the CHFA and local bond program is handled by the respective governmental 
agency. 


Time Frame: 1985 - 1992, 


Program Name: Housing Needs Allocation Plan Update. 

Program Description: The City, working closely with the Sierra Planning 
Organization, would review and update the existing Housing Needs Allocation 
Plan as appropriate. 


Funding/Administration: Minimal or no funding by the City required. The 
City would be responsible for administration. 


Time Frame: 1985 - 1992, 


To Insure Equal Housing Opportunities 


ls 


Program Name: Coordinate Fair Housing Activities with the State Fair 
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Employment and Housing Commission. 


Program Description: The State Fair Employment and Housing Commission 
(FECH) is the agency established for monitoring and enforcing fair housing 
practices throughout the state. The City can provide information to 
interested residents, and housing discrimination complaints can be referred 
by the City to the FECH for a resolution of the complaint. 


Funding/Administration: Minimal funding by the City would be required 
for referral services. Administration could either be the responsibility 
of the City or of a local housing non-profit with the authority to provide 
referral services. 


Time Frame: 1986 - 1992 


Program Name: Community Housing Resource Board. 


Program Description: Grants are available through the federal Department 
of Housing and Urban Development for administrative expenses required to 
set up a local non-profit fair housing program. The program may have 
several components, among them being the establishment of a referral 
service, monitoring of existing fair housing activities, and working with 
local realtors and owners of property to establish fair housing practices 
throughout the City. 


Funding/Administration: Funding is on a competitive basis fron the U.S. 
Department of Housing and Urban Development. Administration is the respon- 


sibility of the local non-profit Community Housing Resource Board estab 
lished by the grant. 


Time Frame: 1986 - 1990 


To Encourage Energy Conservation 


1. 


Program Name: Energy Efficient Programs and Outreach Services. 


Program Description: The City can establish a cooperative agreement with 
a local non-profit corporation specialing in energy conservation programs 
and energy outreach services to promote these programs, including the HELP 
program, the LIHEAP/DOE program, and the REACH program. 


Funding/Administration: Minimal or no funding required by the City. The 
local non-profit corporation uses administrative monies provided for in the 
energy grant programs it has secured. The administration would be conduc 
ted by the non-profit corporation selected, eg. Project GO located in 
Rocklin. 


Time Frame: Begin in 1985. 


a Sag. icy Teenage ats’ ia-vton gnteendiisy: | we" 
Gee ig uP fi esa tes 


A Ca nee Ait sere a>: 
erage | save gs rath’ a fe 
; aite Fe 
VOL —~ Gall : sen qhiwans | 
_ 
ened eh UGNCR 9 firs) ps icietw Jame ager) ,f 
7 
ee LL ne er aa 
1) Degonpet' pe) oENe WPsAns Ie Kigtn rat (its. Eno et | the Yale ° 
— ee eS Ot) (eyes gaieog 9) ) 4b ite aie Cadel A hu 14 | 
pi hh Tree tTALT? of ¥ Onn UW w.ttr/ ‘li wee 1 ieee 
ry a a hDNG gases cv i 45: iowwert ae) AA peluad YW (NEO! | nT Al Cee 
ee ST potter 28> Gee louces FF yeesalin® be tare bas 224) (hey, Seeal 
Va) GAY Suckyioand ; 


1, WAS Gatti ee 409i gt hemes Ay Ph gli viw'l be aces Lite feat at 
“PSghiny: oy at viadt AeA pee Wlay A ore tas mia ae Sc TSE a : 


1A) Lt eer | actysa® jicauce + eneenet) SETH Vigalee ise! a3 2 Pere ofp 
siherre 044 1A \eSeee 
VER > SARL serkes’ aert 


vuszay rea ysynad ings vesal cT. 


i etuehec’d bape dane Leen 29 iV ta PO, Laball dowpegy 


QUANTIFIED OBJECTIVES 


The Housing Element of the General Plan must include quantified 
objectives which specify the maximum number of housing units that 
can be constructed, rehabilitated, and conserved over the time 
frame of the Housing Element (7 years), based on the needs, 
resources, and constraints identified in this report. The follow- 
ing table summarizes housing needs and outlines the City of 
Auburn's quantified objectives for the time period between Sep- 
tember 1, 1985 and January 1, 1992. It should be noted that the 
City of Auburn considers these objectives minimum targets for 
construction, rehabilitation, and conservation of housing and 
expects activity in the next seven (7) years to exceed these 
levels. 


QUANTIFIED" OBJECTIVES 
September 1, 1985 - January 1, 1992 
City of Auburn 


Needs Objectives 


Program Units! Private Sector Units? 


New Construction 


Very Low Income 14] 70 

Other Lower Income 79 50 

Moderate Income 107 60 20 

Above Moderate Income ee 137 
Rehabilitation 660 160 100 
Conservation 864 200 400 


: Assisted Units through the combined efforts of the City, the Placer County 
Community Services Department, and non-profit housing sponsors. 
Units to be provided by the private sector without public assistance or 
bonding capability. 
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I. Introduction 


Intent and Purpose 


The purpose of the Auburn Housing Element is to document the 
level and scope of housing problems and needs in the community 
and to establish policies, programs, and quantified objectives 
in order to fully address the needs of all economic segments of 
the population which constitute the housing market within the 
City of Auburn. 


In 1980, the California State Legislature amended Section 65580 
(c) of the Government Code under Assembly Bill 2853 establishing 
new and more detailed legal requirements for the Housing Element 
of the General Plan. Under the new law, a Housing Element must 
CONSLEt ZO. 


"a. An assessment of housing needs and an inventory of 
resources and constraints relevant to the meeting of those 
needs. 


b. A statement of the community's goals, quantified 
objectives, and policies relative to the maintenance, improve- 
ment, and development of housing. 


c. A program which sets forth a [minimum] five year 
schedule of actions the local government is undertaking or 
intends to undertake to implement the policies and achieve the 
goals and objectives of the Housing Element." 


The Auburn Housing Element includes an analysis of housing 
needs, a statement of goals and policies, and quantified objec- 
tives for new construction, rehabilitation, and conservation 
over a seven year period of time from 1985 to 1992. 


Provisions for Updating 


State law requires that the Housing Element of the General Plan 
be revised as the need dictates, but no less than every five 
years. This minimum five year period of time will allow com- 
munities to develop a revised housing program analysis based on 
new census information and an updated housing program based on: 
(1) The effectiveness of the existing plan to implement poli- 
cies and housing programs in-place; (2) A review of the imple- 
mentation plans the City has undertaken since the last update or 
a review of those plans the City intends to implement in the 
future, and; (3) the discontinuation of implementation plans 
that have occurred since the last update or those plans that 
will be discontinued, and the reasons for such discontinuation. 
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Citizen Participation 


On September 10, 1985, a public meeting was held with interested 
residents within the City of Auburn in which all aspects of the 
Housing Element of the General Plan was reviewed and discussed. 
Attendees of the meeting were requested to list their concerns 
about the housing problems existing in the City and were in- 
formed of existing federal, state, and local housing programs 
that could be used to minimize or eliminate housing deficiencies 
that were present. Attendees were also requested to forward any 
comments on a housing plan to the Auburn City Hall where they 
eould®be taken“into consideration for *the final draft of “this 
document, 


On November 19, 1985, the Auburn Planning Commission in a public 
hearing reviewed and recommended approval of the draft Housing 
Element and forwarded it to the City Council. On December 9, 
£985, the’ Auburn City "Council, in’ a’ full public Rearing, adopted 
the Housing Element as contained herein. 


Intergovernmental Coordination 


During the preparation of Auburn's Housing Element of the Gen- 
eral Plan, numerous public agencies were consulted with, housing 
programs were discussed, and all information of a substantive 
nature related to the conditions of the housing market was in- 
eluded within” the’ body+of the* text: 


On the federal level, the Farmers Home Administration (FmHA) and 
the Department of Housing and Urban Development (HUD) were con- 
tacted and housing programs available to the City were 
discussed. The programs available through each federal agency 
was reviewed as to their applicability in meeting the housing 
needs in the City of Auburn. 


On the state level, the Department of Housing and Community 
Development (HCD) provided assistance in program availability 
and made valuable suggestions and comments during the Housing 
Element review process. The Employment Development Department 
(EDD) provided information on the economic and labor market 
characteristics of the region. The State Department of Reha- 
bilitation provided information on the number and types of 
disabled persons found within Placer County. The State Depart- 
ment of Finance provided population estimates and projections 
valuable in ascertaining future housing needs. 


Several Placer County agencies provided assistance in data 
gathering and in the Housing Element review process. The Placer 
County Planning Department reviewed the Draft Auburn Housing 
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Element and provided additional information on local demograph- 
ics and service availability. The Placer County Economic De- 
velopment Department provided economic information during prep- 
aration of the Housing Element. The Sierra Planning Organiza- 
tion, the agency responsible for the regional housing needs 
allocation plan, reviewed the draft Housing Element for com- 
pliance with regional housing goals. ; 


Review of Previous Housing Element 


The previous Auburn Housing Element was prepared in 1982. The 
fundamental goal of that Housing Plan was "the provision of housing 
for all citizens regardless of individual social or economic 
status." The specific programs provided to implement that goal, in 
Summary were: (1) Support a county based housing authority; (2) 
Encourage and Support, section 6, Ssecliony20Z,. section. 235; and 
Section 312 Rehabilitation Loans; (3) Encourage and support the 
establishment of non-profit housing corporations; (4) Support CDBG 
applications for upgrading or extending utilities and services to 
areas otherwise not suitable for residential development; (5) 
Protect high-density zoned land and rezone to higher densities as 
available lands are used up; (6) Utilize PUD's for density bonuses; 
(7) Reduce design standards, where appropriate; (8) Encourage 
conversions and additional units on occupied parcels in the core 
area; (9) Provide for mobile home and manufactured home parks and 
subdivisions; (10) Utilize surplus public land at below-market 
value cost for subsidized housing programs. 


Several programs were not effective in the provision of housing to 
tareceted income “croups, specifically (Cl )5(2).43),(4),16) 02), 0S) 
and (10) Jisted above. in January of 1986, the County of Placer 
will be administering the Section 8 program through its Community 
Services Department with such a move likely to have a substantial 
impact on the delivery of housing programs in Auburn. The City 
will be considering a CDBG application for housing rehabilitation 
which it has not had up to this point in time. Surplus Land has 
not been available until recently, although it appears that the 
formation of a redevelopment agency will enable the City to have 
the power and financial resources to purchase surplus land for 
affordable housing. Programs that have been moderately successful 
have included the the protection of medium- to high-density land 
for housing (302 additional units possible) and the opportunity to 
place mobile homes in single-family residential areas throughout 
the City. 


This Housing Element attempts to provide a more realistic time 
frame for program implementation. If each program listed in this 
Element is considered according to the year proposed, then it sets 
the stage for additional program development. For example, pur- 
chasing surplus land for affordable housing may only be accom- 
plished if the appropriate level of financing is available through 
an active redevelopment agency. Therefore, a precurser to this 
program is the establishment of a redevelopment agency by 1987. 


vr E 
-drorgeath Laat: tn 

edt) Rng a8 
(499 ont “b 


at)! 28 | 
pe ft , 2% qe 
“03 vor sone id” geteuol! ot rewgives om, aoa tesel ine 
. lat gi feaef Tenesgay 8 22w "pamela 
: 
. ns walt griguoll : pum “34% ty wo 77 
i - 
tt \) - SOCB i ee ai ways zou gems’ jebevel nz des sicevarg sft 7 
yt xt! iw 16%8i90 th 664” Serskt oe an gadd tw leog (eaesmabart © 
sinowkya go Deroy eee Pak St anelhtens: aqeqi sie Dle gob : 
aGe2%) matter 2 teniv SY BOSTON Let seqe af! ‘uke a 
- 'S aongeg gateend beond V nos 3 vl yg 5 | letew vv CAavew 
vil « eS nohbsed OR 4° A ee Tt Pe BOhaaSe 1h: 4} ona See woop 
iegeua-jne een twoab c2) yeaedd anhigesii.ioder f lefzes2d 
; J. 23 Aaqpe Ce (Re OFT a er he siameadd. ailere-aee tu js ccoanwel dsage 
ivest bf8 eobyt tf, eS elise rke to paiva ieq > OTS2°R Sb48R6 
(2ii scone delevea ledge aiews to? aidesive see 2e hws este 
-4 on 6) Sheet addy in’ seabed oun Brel tenes Pienav-rigii. ssa¢we" 
whoad ¢iPener set «Cea sarting Cop jew bien ate staal eldultava 
(aon La) 285 Rita (20 BPRS gP2700GRFe Ngieeh sagher { ‘© i 
03, Sis asi (htuesse NO Ah iad SOnOthia Len aruisiteveas 
Day Ag af Davison sann foe sagd Glhidam tat sitive. '). gouza 
iy g@-VolLod “Is biel TT tduw'sutguva ecltdird « ho fa boresvrpeue 
fethetpong ghigenn ‘bestbieduc a0) tore evled 
crated lovnetmiagag nile a avisselirc Jen BYOe~ ven su iarteeved 
e tBle UA V8). 04d 1S Paha ss ‘5 elivatinseqn e 4QUC Ag ene=arn! be Jog %e2 
iei® +0 yinueu SAS. rr Fo -y totaal at eeveocea tertaii Hi). bee 
iWin pst eyes Ae Metpoe Hh nGiages, ude goidezeinivts «i ron 
ure). hts UP GiCIED S4On Giileve: MY BNwe1Ie0S te vac ted 


hott egal Pie ley Gaba iav an riqg® a = gentiwastienos a4. iitw 
zu bel alg ‘ee ye? 2 tea! 2 iqoalits Ov Sat. 368 sad. 32. .d5lhw 
o2 jan? en qa 22 ay =a aj pee tidus efdeliaes ased don 
avail ya ion 9 didn. iby eosdelss45e7 4 to aotisata 
te ti titet Oe ei x ae eat % fasacaei? bee teveq of2)> 

lo vagezala Yietaied ; S egateodd cidakiniia . 
nm) eatibediert eerore eft at1 behulsas seek 
a4 ee hak tb a "pet morarvhe SOC) geianod. t0' 
iam eco?! ss ta an — siidos oon le 

~ é 9 tabd a 


ino att 2ti308 @ eager sae Pt ache te Faaviles en: ag soeceet 


- 


_ 


’ ons 7 A P . ‘a Pin ; ; } f r -pntevcl. a} rt 
efdacey) sites he ate | ee. . ‘ e7q 702 saetk 
FL) a &- #138 ial 


=I30G (eleaigs abe at ‘R. #n aetaess f seis sare 


Consistency With Other General Plan Elements 


The Housing Element is one of nine General Plan Elements man- 
dated by State Law. The goals, policies, and quantified ob- 
jectives contained within the Housing Element must be consistant 
with the goals and policies of other mandated elements of -the 
General Plan. 


The City of Auburn's most current General Plan was adopted by 
the Placer County Board of Supervisors on November 28, 1978 and 
by the Auburn City Council on February 5, 1979. A Housing 
Element of the General Plan was last updated for the City in 
1982 which fulfilled the State Housing Element Guidelines of 

1D lds 


This Housing Element, along with measures currently being taken 
to update and integrate the other General Plan Elements, is 
intended to establish conformity with existing State Planning 
law requirements. Any substantive revisions to the existing 
General Plan as a result of this Housing Element will be inte- 
grated into the General Plan, where appropriate, to insure in- 
ternal General Plan consistency. 
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id; Population and Household Characteristics 


Population 


Population Growth 


Compared to Placer County which had a substantial growth rate of 
51.0% between 1970 and 1980, and the State which had a growth rate 
of 18.6% during the same decade, the City of Auburn experienced a 
relatively low growth rate of 14.8% accounting for 970 persons. 
However, the State Department of Finance estimates that Auburn will 
experrence anrcincréase cim the rowth trate from 1980 .to 1990. The 
22.4% growth rate expected (or 1,692 person increase) will be 
greater than the percentage increase for the State as a whole. 
Placer County will continue to witness a substantial 42.9% popu- 
lation growth primarily in the Roseville, Rocklin, and adjacent 
unincorporated areas where the electronic industries continue to 
locate. It can be expected that Auburn will have increased pres- 
Sures to provide for population growth in the mid- and late-1980's 
as a result of the "spill over" from industrial and residential 
development that is occurring in south Placer County. 


TABLE 1 


POPULATION GROWTH TRENDS, 1960 - 1990 
City of Auburn, Placer County, State of California 


City of Auburn Placer County State of California 


1960 5,586 56,998 15,717,204 
1970 6,570 41,032 19,953,134 
1980 7,540 L247 23,667,902 
Percent Change, 

1970 - 1980: 14.82 51.0% 18.6% 
1985 (est.) eee: 135,317 25 5857,900 
1990 (proj.) 0,202 167,600 27,989 ,698 


Percent Change, 
1980 - 1990: 22.42% 42.9% 18.32 


Sources: U.S. Census Bureau 
California State Department of Finance 
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The changes that occurred in the age distribution for the popu- 
lation in Auburn from 1970 to 1980 were generally minor in nature 
for most age groups; the most significant changes a result of the 
teenage population in 1970 growing into young adulthood by 1980 and 
the older middle age population moving into the elderly age groups. 
These changes are best illustrated by Table 2 where the proportion 
of the population that was between 20 and 34 years of age increased 
from 16,734.01 the population an 1970 to to 23% in 1960 (6.72 in- 
crease). The elderly segment of the population also showéd sig- 
WiticCant Caine, increacing trom 16.24 1n 1970) to: 21.5% an 1960 
(5.3% increase). The largest proportional decrease in the popu- 
lation distribution between 1970 and 1980 occured in the 5-19 age 
Category, trom 25.9% in 1970 -to 16.84 in 1980 (7.12 decrease. 


In terms of the age distribution for 1980 overall, the median age 
of the population in Auburn was significantly higher (37.8 years) 
than the County (32.2 years) and the State (29.9 years). The most 
dramatic feature of the age distribution in Auburn is that of the 
female population. The median age for females in 1980 was 41.4 
years of age, a full 7 years older than the median age for males. 
Not only is the female median age of the population generally 
higher than the male median age in Auburn, but it is also higher 
than that of the County by 8.6 years and of the State by 10.4 
years. The median age for males (34.4 years) is also proportion- 
ately higher than that of the County (31.5 years) and the State 
(29.0 years) but not as significant as found in the female popu- 
lation. In 1980, females constituted 55.1% of the population, 
outnumbering males by 772 persons. This picture illustrates the 
fact that in planning for housing programs in Auburn, the major 
emphasis should be on providing housing for persons entering the 


market for the first time and the elderly which tend to have 
smaller households largely as a result of their children moving out 
and establishing their own housing arrangements. 


Racial Composition 


Although Auburn's population base in 1980 was predominately white 
(95.8%), the City experienced minor gains in the minority popu- 
lation between 1970 and 1980. The largest proportional increase 
registered between 1970 and 1980 was in the “other" category (other 
than black, American Indian, Japanese, or Chinese) and the largest 
absolute increase occurred in the white population. A modest loss 
occured in the black population as a proportion of the total popu- 
lation between 1970 and 1980; from 1% to 0.6%. In 1980, 3.9% of 
the population or 298 individuals were of Spanish Origin. 


Handicapped Persons 


The number of handicapped persons has important planning impli- 
cations for providing certain social services, in the removal of 
barriers to facilities throughout the City, and in developing hous- 
ing which has specialized access arrangements for the resident. 
Auburn has a slightly larger proportion of persons between the ages 
of 16 - 64 with a work disability (9.7%) when compared to Placer 
County (9.3%), although in either case the proportion is relatively 
small. The City, however, has a smaller proportion of residents 
with a work disability remaining in the labor force than residents 
countywide (36.5% for Auburn compared with 37.4% in Placer County). 
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TABLE 2 


AGE DISTRIBUTION, BY SEX, 1980 
City of Auburn 


Total Males Females 
All Ages 7,540 3,384 4,156 
Under 5 403 196 207 
5-9 327 148 179 
10-14 442 231 211 
15-19 650 302 348 
20-24 643 310 5335 
25-34 1,095 538 557 
35-44 TE 339 398 
45-54 743 353 390 
55-59 461 181 280 
60-64 415 202 213 
65-74 892 367 525 
75 and Over 732 217 Sits 
Median Age, City of Auburn: 3736 34.4 41.4 
Median Age, Placer County: i ae alee S2.0 
Median Age, State of California: 29.9 29.0 3.0 
1970 1980 
Under 5 Years 395° 6-02) 405° (955.32) 
5 - 19 Years 170 Ze. C2569%) 1,419 (18.82) 
20 - 34 Years 1,074 (16.32) E750 (23.00) 
35 - 44 Years 681 (10.42) 7314 C2982) 
45 - 64 Years 1,651 (10.42) P6195 (2754) 
65 Years and Older T2067461 6.229 15624212) .52) 


Sources: U.S. Census Bureau 


Sacramento Area Council of Governments 
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TABLE 3 


POPULATION DISTRIBUTION, BY RACE, 1970 - 1980 
City of Auburn 


Numerical Distribution Percentage Distribution 

1970 1980 1970 1980 
Total 6,570 7,540 100.0% 100.0% 
White 6,361 7,220 96.8% 95.82 
Black 63 46 1.02% 0.6% 
American Indian 64 72 1.0% 0.9% 
Japanese 6 a2 0.52% 0.42% 
Chinese 33 60 0.52 0.8% 
Other 16 110 0.22% 1.52% 
Spanish eieins N/A 298 N/A 3.92% 


1. Due to a different method of census counting, the Spanish origin 


figure in 1980 is not comparable with the Spanish origin figure in 1970 


Sources: U.S. Census Bureau 


Sacramento Area Council of Governments 


It can be assumed that the types of disabilities of persons in 
Auburn is proportionately similar to that of Placer County. 
According to the State Department of Rehabilitation, the largest 
proportion of handicapped persons in the County have a skeletal or 
muscular disability (42.8%) with the second largest proportion of 
handicapped persons having a cardiovascular disability. This in- 
dicates that concern should be given for wheelchair access to hous- 
ing units, buildings, and other public areas and special hardware 
should be installed within these facilities to facilitate mobility 
required for daily living. 
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TABLE 4 


WORK DISABILITY, 1980 
City of Auburn 


City ‘of “Auburn Placer County 


With Work ‘Dasa bidity: 438 Tink 20 
In Labor Force PHO (56,52) 2,005 (3776, 
Not.<in Labor Force 
Prevented from Working 204° '( 46°56%) eos goon) 
Not Prevented 74.016. 9%.) Ge2 (12.44) 
No Work Disability 4,060 69,002 


Source: US Cénsus ‘Bureau 


TABLE 5 


TIPES OF DISABIL ERIS ES aChstTIMATE JULY 108) 
Placer County 


Placer County 


Number Percentage 
Skeletal/Muscular lor UFR. 42.82 
Cardiovascular 1,380 es ey be 
Nuerological 560 6.42 
Respitory 520 De ae 
Mental Retardation 410 4.6% 
Alcohol/Drug Addiction 440 5.0% 
Emotional Problems 480 Die os 
Digestive 230 2.6% 
Blind 100 Lelz 
Deaf 40 0.42 
Other Sensory 210 ele 3 
Other Conditions 670 Tate 


Source: California State Department of Rehabilitation 
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Farmworkers and Homeless Persons 


Farmworkers and Homeless persons do not appear to play a major role 
in the housing needs assessment for the City of Auburn. According 
to the California Farm Labor Report of October 12, 1985, farmworker 
activity accounted for 880 man-weeks in Placer County. Most of the 
farmworker activity that did occur took place in south Placer 
County, eg. Lincoln/Roseville Market Area. According to the State 
Department of Housing and Community Development, Migrant Services 
section, there were no requests during 1985 for farmworker's 
housing in Auburn. 


Homeless persons are assisted by several programs in the Auburn 
Market Area. The Placer Women's Center located in Auburn provides 
temporary shelter for battered and rape victims and their children. 
In late December of 1985, a special women's shelter will be 
completed and will provide long-term shelter arrangements. Placer 
County also has limited financial resources for placing homeless 
persons in motels on a one- or two-night basis where a critical 
need exists. Longer term housing for homeless persons is provided 
through the Salvation Army located in Auburn. 
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Households 


A household is any group of people living together in a residence, 
related or unrelated. A survey of household characteristics is 
useful in determining planning needs by indicating household sizes, 
incomes, overcrowding or underutilization of housing, and special 
need households such as those households headed by females or the 
elderly. 


Composition 


It is estimated by the State that the average household size in 
Auburn has decreased slightly from 2.24 persons per unit in 1980 to 
2.22 persons per unit in 1985. Because the household population in 
Auburn is estimated to show an increase of 547 persons during the 
same five year time period, it is expected that the result will be 
a net increase of 271 households. 


Comparing family formations to Placer County, Auburn shows a much 
smaller proportion of families with children, 50.4% in Placer 
County compared to 40.8% in Auburn. Another striking comparison is 
the smaller proportion of married couples with children in the City 
of Auburn (36.7%) compared to the County as a whole (48.6%). Both 
the City and the County display a substantial portion of female 
headed households with no spouses and having children, 66.2% for 
the City and 68.1% for the County. These figures suggest that 
while families with children and married couples with children may 
not be a major factor in shaping short-range housing programs for 
the City, female headed households are a special group that deserve 
consideration in shaping a comprehensive housing program at this 
time. 


TABLE 6 


HOUSEHOLD COMPOSITION, 1970, 1980, 1985 
City of Auburn 


1970 1980 1985 (est) 

Total Population Georg 7. 240 Reel AE Ps) 
Total population, 

in Households 6,332 We tod 7,675 
Total Population, 

in Group Quarters 236 409 495 
Number of Households 2,452 3,188 3,459 
Persons per Household 2.98 2.24 2,23 


Sources: U.S. Census Bureau 


California State Department of Finance 
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TABLE 7 


FAMTELY “TYPE, “L950 
City of Auburn and Placer County 


City of Auburn Placer County 
Number Percentage Number Percentage 
Total Families 1,953 100.0% 32,225 100.0% 
With Children Under 18 846 MS Geis 16,923 io Far en ys 
Married Couples 1,601 100.0% 27,828 100.0% 
With Children Under 18 601 Ghee 74 13,856 BO su 
Female Householder, No Spouse 278 100.0% 3,281 100.0% 
With Children Under 18 199 Ti.07 2,414 Fees ap? 


Source: U.S. Census Bureau 


Income 


The City of Auburn shows a large percentage of households with low 
incomes. In 1979, almost two-thirds of the households in Auburn 
had an annual income of under $21,850, the figure used by the State 
Department of Housing and Community Development as the targeted 
lower income level for a family of four in Placer County. While 
the family median income of $20,772 in Auburn was comparable with 
the family median income in Placer County and the State of Cali- 
fornia, the household median income in Auburn was substantially 
lower than that of the County and the State. A more detailed 
income analysis illustrated in Table 10 points to the fact that a 
much larger proportion (over 1/3) of the households in the City of 
Auburn was receiving income from social security than that of the 
County. It is also interesting to note that that almost one-half 
of all the families in Auburn below the poverty level were female 
headed. Of those families with incomes below the poverty level, 
10.6% were headed by the elderly (65+)which was a slightly lower 
percentage than the 13.2% experienced in the County. 


Residence 


Household residence between 1975 and 1980 for a given geographical 
area can indicate not only the stability of the population in that 
area to hold or attract a population, but also indicate the areas 
from which in-migration is occurring. The greatest majority of 
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TABLE 8 


HOUSEHOLDS AND FAMILIES, BY INCOME GROUPS, 1979 
City of Auburn 


Households Families 


0 - $2,499 190 ERE CRS Pe BOG 241%.) 
$2,500 - $4,999 BS ei Oe %,) 50. C SeUKy 
$5,000 - $7,499 A277 U0 54) 88. ( 4.557) 
37,200, = $9,959 305 ( 9.67) D532 {> Jan) 

$10,000 - $12,499 DESY BN ET Ege ® Lio (65:12) 
$12,500 - $14,999 Passe yA Ue shed OAD hr are ee 
$15,000 - $17,499 19S) (56,2 a) 133 6 e707) 
$17,500 -. $19,999 22 Noid ele) 7 oN 
$20,000 - $22,499 2009 K 653%) Dy he Oe bay 
$22,500 - $24,999 139° 4 4.42) L2G oa 
$25,000 - $27,499 146 C4. 64) P22 Gea) 
$2/,000,— $29,999 10 (3427) 56 ( 2492) 
$30,000 - $34,999 | Fee ie Ga er es LED NS he Ba) 
$30,,000 — $39,999 103 tC 3224) 85-442) 
$40,000 - $49,999 198 ( 6.22) 189° ( 9.62) 
$50,000 - $74,999 O11 322.97.) 85 ( 4.42) 
$75,000 or More G3) 4 2508) Da ea oe 
Median Income $15.354 S20 772 
source: U.S. Census Bureau 
TABLE 9 


COMPARISON OF MEDIAN INCOMES, 1979 
City of Auburn, Placer County, and State of California 


State of California 


City of Auburn Placer County 


$15,354 
$20,772 


$18,685 
$21,662 


$18,248 
$21,541 


Household Median 


Family Median 


Source: U.S. Census Bureau 
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HOUSEHOLD AND FAMILY INCOME ANALYSIS 
City of Auburn and Placer County 


All Haucahalde: 


With Wage or Salary Income 
Mean Wage or Salary Income 
With Social Security Income 
Mean Social Security Income 
With Public Assistance Income 


Mean Public Assistance Income 


Income Below Poverty Level 


Families 


TABLE 10 


City of Auburn 
Number Percent 


Placer County 
Number Percent 


42,773 100.0% 
31,978 74.82% 
$20,546 
10,863 25.4% 
$4,323 
3,968 9.3% 
$3,028 


2,277 100.0% 


eae ee ee ee ee ee ee = ee 


a a a a a ee 


Age 65 and Over 


2178 100.0% 
2,063 64.9% 
$17,228 
eS R216. 37.42 
$4,289 
292 9.2% 

$3,399 
104 100.0% 
48 46.12% 
i 10.62 


301 13622 


1. Some households receive income from more than one source. 


Source: U.S. Census Bureau 


households (66.1%) in both the City of Auburn and Placer County 


(61.1%) remained within the county between 1975 and 1980 with 40.12 
of the households in Auburn living in the same residence. 


only indicates a relatively stable population base within the City 
but also suggests a growth pattern which is modest but healthy. 


While the City and County show a similar growth pattern, 


shows higher in-migration due largely to additions to the workforce 
attracted from adjacent counties desiring residence near the indus- 


trial and commercial growth occurring in the southern portion of 


the County. 
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TABLE 11 


HOUSEHOLD RESIDENCE IN 1980 COMPARED TO 1975 
City of Auburn and Placer County 


City of Auburn Placer County 
Same House 2 859" C4052 ) 465 500° (42% 325 
Different House, 
Same County 1,808" "C25 .07%) 2064 Br (1:85 8%) 
Darterent. County , 
Same State 776 C25 18) S47 30) (3 T6720 
Different State SR Ge (issue) ee he ae) 
Abroad a7 Xt? OL52) it Wao de P37) 


Source: U.S. Census Bureau 
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III. Housing Characteristics 


Housing Stock Growth and Composition 


Between 1980 and 1985, it is estimated by the State Department of 
Finance that 275 housing units were added to the housing stock in 
the City of Auburn, the vast majority of these units being single 
family detached homes. During this same period of time, 25 units, 
all single-family detached homes, were demolished giving a net 
housing increase overall of 250 housing units. Proportionately, 
there are more multi-family units in the City of Auburn than in the 
County in 1985 (30.9% compared to 16.7%) due in part to the limited 
number of parcels zoned for such units in the unincorporated areas. 
There also is a smaller percentage of single family detached units 
in the City than countywide. Many of the multi-family units shown 
in Table 12 that were built in the City reflect condominium units 
under individual ownership and therefore do not necessarily indi- 
cate an increase in rental units. Only 3 mobile homes exist in the 
City, reflecting 0.1% of the total housing stock compared to mobile 
homes being 6.24 of the housing stock in the County. It can be 
expected that single family detached units will continue to in- 
crease proportionately in relation to multi-family attached units 
well into 1990 because of the limited availability of vacant land 
zoned for medium density residential development. 


TABLE 12 


HOUSING TYPES, 1980 AND 1985 
City of Auburn and Placer County 


1980 1985 
City of Auburn Placer County City of Auburn Placer County 
Single Units 2,415 (68.9%) 35,623 (76.5%) 2,609 (69.0%) 47,863 (77.2%) 
Multi-Family (2-4) 417 (11.9%) 3,645 ( 7.8) 464 (12.%) 4,204 ( 6.8) 
Multi-Family (5 or More) 671 (19.1%) 3,933 ( 8.4%) 705 (18.62) 6,114 ( 9.9%) 
Mobile Hames Bt O12). 3,38 ( 725%) 3:(.0.1%)- 3,823: 6.2) 
Total 5,50 46 ,589 3,781 62,004 


Sources: U.S. Census Bureau 
California State Department of Finance 
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TABLE 13 


RESIDENTIAL BUILDING AND DEMOLITION PERMITS, 1980 - 1985 
City of Auburn 


Building Permits 


Single Family 2-4 Units 5+ Units Total 

1980 18 3 0 Zh 
1981 65 0 0 65 
1982 28 é) 20 Se 
1983 38 26 0 64 
1984 45 ‘3 14 ae 
1985 (August) 49 8 0 af 

Total 243 SS) 34 332 


Demolition Permits 


1980 3 0 0 3 
1981 7 0 0 7 
1982 1 0 0 1 
1983 2 0 0 v3 
1984 5 0 0 5 
1985 (August) 7 0 0 7 

Total 25 0 0 25 


Source: City of Auburn Building Department 
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Housing Tenure 


In the City of Auburn, 53.4% of all housing units were owner occu- 
pied compared to 72.0% owner occupancy in Placer County. Since 
slightly less than one-third of all the housing units in Auburn are 
designated multi-family (structurally), and many of these are con- 
dominiums, it can be estimated that more than 20% of all renter 
households live in detached housing units primarily intended for 
Single-family ownership. This factor alone, however, does not in- 
dicate a high absentee landownership situation in the City and in 
fact, may be healthy for the rental market since it provides larger 
units to families with children that could not be accomodated in a 
typical rental complex where units tend to be smaller and less con- 
ducive to large family formations. 


TABLE 14 


HOUSING TENURE (OCCUPIED UNITS), 1980 
City of Auburn and Placer County 


Total Owner Percent Renter Percent 
City of Auburn 3,188 P7201 53 An 1,487 46.6% 
Placer County 42-732 309757 TZEOR 11,975 28.0% 


Source: U.S. Census Bureau 


Vacancy Rates 


A typical "rule of thumb" provided by the State is that a 2.0% 
vacancy rate is considered a "normal" or "safe" vacancy rate for 
single family owner-occupied housing units and a 6.0% vacancy rate 
is a "normal" or "safe" vacancy rate for multi-family rental hous- 
ing units. According to the U.S. Census in 1950, the City of 
Auburn had a 7.9% owner vacancy rate and a 5.9% renter vacancy 
rate, suggesting a "glut" of for-sale units in the marketplace at 
the time the census was conducted. While the large proportion of 
units for-sale over the long run can be detrimental to housing 
values in the City (depressing housing prices generally),it can in 


the short term reflect an increase in the supply of rental units 
Since the for-sale units can be rented until sold. There are 
strong indications that since the 1980 census, the high owner occu- 
pied and rental vacancy rates may have decreased substantially, due 
primarily to lower mortgage interest rates, alternative financing 
programs, and an overall healthier economy due to industrial growth 
in south Placer County and near the Auburn airport. 
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TABLE 15 


VACANT UNITS AND VACANCY RATE, 1980 
City of Auburn and Placer County 


City of Auburn Placer County 


Total Housing Units 3 505 46,757 
Vacant Housing Units Sid 4,025 

For Sale Only 147 | AS Be 

For Rent 93 1,160 
Held for Occasional Use 20 636 
Other Vacant 57 856 
Owner Vacancy Rate 7.9% 4.3% 
Renter Vacancy Rate 5.9% 8.82% 


Source: U.S. Census Bureau 


Overcrowding 


The U.S. Census Bureau defines overcrowding as more than one person 
per room in a housing unit. In 1980, the City of Auburn showed a 
substantially lower proportion of overcrowded housing units for 
both owner occupants and renters than that of Placer County. Con- 
pared to an overall State overcrowding rate of 7.4%, the overall 
rate in the City of Auburn was 1.34 and in the County, 3.22. 
Typical of other housing markets, overcrowded renter-occupied units 
were proportionately higher than owner-occupied units in the City 
and County although the City's 2.0% renter overcrowding rate was 
significantly low. These figures suggest, to a great degree, that 
while the overcrowding factor should not be overlooked in Auburn's 
housing market, it is a much less significant factor in designing 
housing programs than in many other market areas. 


Unait- oa ce 


In analyzing the overall housing picture in the City, it is impor- 
tant to look at both the number of rooms in existing residential 
structures and the number of persons per housing unit. This in- 
formation can provide the City with an indicator as to the types of 
new units that should be built in the future to serve unmet commun- 
ity needs. The U.S. Census indicates that the largest proportion 
of the housing units in Auburn, over three-quarters, had four or 
more rooms and that over one-half of the units had five or more 
rooms in 1980. This provides a picture of the typical housing unit 
in Auburn being large and comprised of a living room, kitchen, and 
three or more bedrooms/den combination. However, the median 
figure of only 1.97 persons per unit in the City of Auburn indi- 
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TABLE 16 


OVERCROWDING, 1980 
City of Auburn and Placer County 


Total Units 


Owner Occupied Renter Occupied 


Placer County 


Total G2 732 30,10) 11,975 
Overcrowded 1,388 754 634 
Percent Overcrowded Se2n 2.4% De oe 
City of Auburn 

Total 3,188 E70) 1,487 
Overcrowded 42 12 30 
Percent Overcrowded 152% 0.7% 2.02% 


Source: U.S. Census Bureau 


cates much smaller than average household sizes when compared to 
the County figure of 2.37 persons per unit. These figures suggest 
that a large segment of the housing market is characterized by 
large housing units occupied by small household formations. Build- 
ing smaller units would appear to meet the needs of a large number 
of households in Auburn, especially if the units are reasonably 
priced and offer the advantages and amenities typical of larger 
units. 


TABLE 17 


ROOMS IN STRUCTURE, 1980 
City of Auburn 


Number Percent 

Year-Round Housing Units fie) bs 100.0% 

1 Room 62 Jie ure 

2 Rooms 203 5.82 

3 Rooms 491 14.04 

4 Rooms 870 24.8% 

5 Rooms 784 ye Pe 4 

6 or More Rooms 095 512% 
Median Rooms ae | 


Source: U.S. Census Bureau 
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TABLE 18 


PEROUND IN ONITS, 1960 
City of Adburn 


Number Percent 
Occupied Housing Units S760 99.912 
1 Person 13065 33N42 
2 Person ba? Son 
3 Persons 457 14.3% 
4 Persons 330 10.32% 
5 Persons 130 4.32 
6 or More Persons 68 pare ys 
Median, Persons per Unit Ie OF 


i, ercor due to rounding. 


Sources’ U.S; Census Bureau 


Housing Conditions 


A throughout survey of housing structural conditions was conducted 
for the,City.of -Auburn in September -of 1985. In this housing sur- 
vey, units were assigned categories as either "Standard" or "sub- 
standard". These two categories were further defined as units that 
were "sound" and "needs minor repair (conservation)" in the 
standard housing unit category and "needs major repairs (rehabil- 
itation)", and "beyond repair (demolition)" in the substandard 
housing unit category. 


The survey conducted in September showed that more than three- 
quarters (3/4) of all the residential structures were listed as 
sound and needing no repairs or in need of minor repairs. Adding 
up all the sub-categories where major repairs were necessary to 
bring the unit up to standard conditions, or where replacement was 
needed, only accounted for 18% of all the housing units in the 
City. The majority of the housing units in need of major repairs 
(rehabilitation) although proportionately small overall compared to 
sound units, tended to be concentrated in a few specific areas 
within the central portions of the City. In some of these areas, 
as much as 80% of the housing units needed major or minor repairs. 
Generally, the outlying residential portions of the City consisted 
of newer homes requiring no rehabilitation. A rehabilitation 
program should be considered and be concentrated in the older resi- 
dential neighborhoods near and adjacent to the central portions of 
the City. 
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TABLE 19 


RESIDENTIAL HOUSING CONDITIONS, 1955 
City of Auburn 


Standard Units Substandard Units 
Needs Needs Major Beyond 
Sound Minor Repair Repair Repair Total 
Number 2236 864 660 21 3781 
Percent 59.12 22.82 17.52 0.5% 99.92} 


Source: City of Auburn 


: Error due to rounding. 


Housing Costs and Overpayment 


Twenty-five percent (25%) is the limit generally set by govern- 
mental agencies as to the proportion of its monthly income a 
household should reasonably be expected to pay for housing costs. 
Even at 30.0% of household income, the figure now set by the U.S. 
Department of Housing and Urban Development (HUD), most households 
in Auburn are unable to afford homeownership opportunities that 
were once available in the past. 


In 1980 when the U. S. Census was conducted, the median house value 
in, Auburn \wast$71,9007s7th. only 7.24 of the housing. set at a value 
under $50,000. By comparison, the median house value in Placer 
County was $77,900. The monthly costs necessary to maintain a 
median priced house in Auburn with a mortgage, assuming a 12% mort- 
gage interest rate for 30 years and 20% down (excluding utilities, 
taxes and insurance) would be, at a minimum, $590. Using the 25% 
of housing cost to income standard would require an annual house- 
hold income of $28,320; at the 30% standard, the annual figure 
Woulduwpe S$2l,240.. Add toetnis the asdavtional costs of.taxes,.in- 
surance, and utilities, and over two-thirds of the total households 
in 1980 would have been unable to buy and maintain a housing unit 
without overpaying, even assuming a house payment reflecting 30% of 
household income. 


A profile of rents for Auburn in 1980 showed that the median month- 
ly contract rent was $203 per month, excluding utilities, requiring 
an annual household income of $9,744 based on the 25% of rent to 
income ratio or $7,308 based on 30% of rent to income. Clearly, 
the vast majority of households could afford the median rent in 
1980. It is interesting to note, however, that almost one-quarter 
(1/4) of the households living in Auburn could not even afford the 
median priced rental unit without overpaying in 1980. 
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EEE ~~ Less Than $11,999 
a oreeta cst 


Greater Than $20,000 
HOUSING CONDITION 


WMA, 11% - 30% 
ACCC 31% or More 


City of Auburn 
HOUSING CONDITION (Percent Needing Major Rehabilitation) 
vs. 


ANNUAL INCOME LEVELS (Median) 
BY NEIGHBORHOOD 
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HOUSING. UN DLT VALUE. 


TABLE 20 


1980 


City of Auburn 


Value 


Less than 


$10,000 
$15,000 
$20,000 
$25,000 
$30,000 
$35,000 
$40,000 
$50,000 
$80,000 


$10,000 
$14,999 
319,999 
$24,999 
$29,999 
$34,999 
SERA! be 
$49,999 
$3.95999 
$99,000 


$100,000 and Over 


Number 


Percentage 
Os 


0.5% 


Median Housing Value 


Source: 


U.S. 
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TABLE 21 


MONTHLY CONTRACT RENT, 1980 
City of Auburn 


Monthly Rent Number Percentage 
Less than $50 7 0.5% 
$50 - $99 168 118% 
$100 - $119 54 ore 
$120 - $139 96 6.5% 
$140 - $149 42 Zane 
S150" =" S159 106 Vwen 
$160 - $169 49 363% 
$170 - $199 178 12.12 
$200 - $249 S27 ya Eee 
$250 - $299 c72 TINY? 
$300 - $399 ty5 11.9% 
$400 - $499 52 We F4 
$500 or More NK: 0.92% 
No Cash Rent 32 ae ay 4 
Median Rent (Monthly) $203 
Source: U.S. Census Bureau 
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During the month of September, 1985, a sampling of housing units 
for sale and rental available indicated that housing prices have 
increased - with the most dramatic changes occurring in the rental 
market. For example, the median rent figure of $203 in 1980 would 
not even pay for the smallest rental unit listed on the market 
currently, which was a one bedroom, one bath unit listed at $250. 


According to the U.S. Census, the vast majority of renters (76.22) 
having annual incomes below $15,000 were paying more than 25.04 of 
their income for rent. While renter households having annual in- 
comes above $15,000 showed an improvement in the ratio of rent to 
income, 16% of these households were still overpaying for housing. 
Because renter households constitute a large share of the housing 
market (46.6%), the impact of overpaying for rental housing is 
Significant enough to warrant attention when proposing City housing 
programs. 


The proportion of the household income required for monthly mort- 
gage payments by homeowners was almost as severe a problem as the 
income to rental payment ratio described previously. Slightly more 
than 40% of homeowners having incomes below $15,000 annually were 
paying more than 25.0% of their incomes for housing. For home- 
owners having incomes above $15,000, 18.4% were overpaying. The 
ratio of income to mortgage costs, however, has a smaller impact 
upon the community than income to rental payments since more than 
2/3 of the homeowners have incomes in excess of $15,000. 
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For Sale Units 


Cost/Type 


Low 
High 
Mean 


Sample Size 


: 


TABLE 22 


REAL ESTATE LISTINGS, FOR SALE UNITS AND RENTALS 


1 Bed 
1 Bath 


$38,500 
$58,950 
$48,725 


2 


For Rent Units? 


Rent/Type 


1. 


Low 
High 
Mean 


Sample Size 


2 Bed 
1 Bath 


16 


September, 1985 
City of Auburn 


2 Bed 3 Bed 


1] 5 
2 Bed 2 Bed 
1 Bath 2 Bath 
$360 $400 
$410 $650 
$380 $514 
8 q 


3 Bed 
2 Bath 1 Bath 2 Bath 


20 


4 Bed 4 Bed 
1 Bath 2 Bath 


$39,750 $ 49,500 $59,500 $ 41,500 $ 79,950 $107,000 
$85,000 $124,900 $86,500 $185,000 $125,000 $150,000 
$56,160 $ 78,290 $73,090 $ 94,750 $ 99,240 $120,600 


4 8 
3 Bed 3 Bed 
1 Bath 2 Bath 
$500 $500 
$550 $675 
$525 $590 
2 9 


Available For Sale units listed in Auburn during the week of September 23- 


27, 1985 with the following four (4) realtors: 
(2) ERA Motherlode; (3) Thurmond & Thurmond, and; (4) Century 21. 


Available For Rent units listed in Auburn during the week of September 23- 


(1) Bertrando & Associates; 


27, 1985 with the following four (4) realtors or property managers: (1) 


Bertrando & Associates; (2) Huber Property Management; (3) Sutherland 


Investment, and; (4) Motherload Realty. 
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TABLE 23 


HOUSEHOLD INCOME, BY GROSS RENT, AS PERCENT OF INCOME, 1980 
City of Auburn 


Rent as Percentage 


of Incane O-%,99 5-$9,99 10- $14,999 15- $19,999  $20,000+ 
O- 1% 0 29 8&4 15} 126 
20 - 24% 34 53 72 ie 52 
25 - 32 51 146 75 16 43 
35+ 2 168 37 0 ll 
Not Computed 3B 0 10 0 0 


673 Targeted Households Paying More Than 25% of Income for Rental Payments (70.1% of Total Targeted 
Households). 


Source: U.S. Census Bureau 


TABLE 24 


HOUSEHOLD INCOME, BY OWNER'S MONTHLY COSTS, AS PERCENT OF INCOME, 1980 
City of Auburn 


Owner Costs as 

Percent of Income O - $4,999 5 - $9,999 10 - $14,999 15 - $19,999 $20 ,000+ 
0 - 19% 0 143 89 137 619 
2 - 24% 10 46 ll 17 57 

25 - WE 54 0 20 17 106 
35+ a 16 44 38 26 
Not Computed 0 0 0 0 0 


196 Targeted Owner Households Paying More Than 25% of Income For Housing Payments (41.% of Total 
Targeted Households). 


Source: U.S. Census Bureau 
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IV. Economic and Employment Characteristics 
Economic Base 


As of 1984, Placer County's economy was primarily based on three 
major industrial groups, those being Retail Trade (23.02), Services 
(22.3%), and Government (19.3%). Employment in the two largest 
industrial groups, retail trade and services, have grown 
substantially since 1979 (33.3% and 38.6% respectively) while 
employment in government has shown little growth since 1979 overall 
list ma 


In the retail trade industry, a strong growth trend in 1983 and 
1984 produced 1,500 new jobs with eating and drinking places 
accounting for one out of every two jobs created. Substantial 
increases also occurred in building materials and garden supply 
outlets. Projected employment gains are expected to be more evenly 
distributed among all retail industries except eating and drinking 
places which will continue to dominate in the future. 


TABLE 25 
WAGE AND SALARY EMPLOYMENT, 1979 - 1985 
BY INDUSTRY 


Placer County 


1979 1980 1961 1982 1983 1964 1985 (est.) 


Total, All Industries 30,100 937,000) 37,80) ~~ S780 29,200 43,400 46,100 
Agriculture, Forestry, 
and Fisheries 500 500 06) S00 400 0 e) 500 
Non - Agricultural 
Industries 3h ,000) a0. (SI 37 ou. Se ed 2 900 45,600 
Construction & Mining 3,000 2,700 2,200 1,800 Pare He) 3,100 3,300 
Manufacturing 2,700 2,600 2,800 3,100 35a) 4,200 5,000 
Nondurable Goods 700 700 700 700 700 700 700 
Durable Goods 2,000 1,900 2,100 2,400 2,700 S08) 4,300 
Transportation and 
Public Utilities 4,000 4,200 4,000 4,100 4,100 4,100 4,200 
Wholesale Trade 900 1,000 900 1,100 1,200 ica 1,400 
Retail Trade (fe 88 7,800 8,500 8,500 9,000 = 10,000 10,700 
Finance, Insurance, 
and Real Estate 1,800 1,800 1,800 1,900 2,000 2,100 yy. 8 6) 
Services 7,000 7,700 8,300 8,500 8,700 9,700 10,400 
Goverment 7,800 8,700 8,700 8,300 8,200 8,400 8,400 


Source: California State Employment Development Department 
29 
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WAGE & SALARY EMPLOYMENT 
THREE MAJOR’ INDUSTRIES 


1979 - 1985 
Placer County 
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Service industries witnessed gains primarily in health services and 
amusement and recreation. Among health services, new jobs were 
reported in outpatient care facilities, general hospitals, and 
nursing care facilities. Projected job growth in the short term 
future is expected to continue in the health and recreational 
Sector of the service industry. 


Between 1982 and 1984, 100 new jobs were gained in the government 
sector of the service industry, primarily as a result of small 
gains in local education. “Little or'’no change is expected in 
employment gains in the short range future. 


Employment 


Overall, total wage and salary employment in Placer County grew 
steadily from 35,100 in 1979 to 43,400 in 1984. Total employment 
was expected to rise from the 1984 figure to 46,100 persons in 
1938 5.. 


By occupation, the four largest working groups in the City of 
Auburn were composed of Administrative Support/Clerical positions 
(16.3%), "Other Service" which includes personnel and health 
service workers (15.52), Precision Production, Craft, and Repair 
Service workers (14.6%), and Professional Specialty workers 

eb a Sy 


The City of Auburn’ s workforces similar to that of Placer County 
except for the “other services" and professional specialty 
occupations which are proportionately larger in the City. The 
County shows a proportionately larger workforce in Trans- 
portation/Material Moving and Farming, Forestry, and Fishing 
occupations. 


TABLE 26 


EMPLOYMENT, BY OCCUPATION, 1980 
City of Auburn and Placer County 


City of Auburn Placer County 

Number Percent Number Percent 
Executive/Administrative af5 251% 6,060 12.3% 
Professional Specialty 419 13.5% 5,823 11.8% 
Technicians & Related Support 99 Date 1,494 3.0% 
Sales 359 11.62 5,670 6 
Admin. Support/Clerical 506 16.32% 8,380 17.0% 
Private Household 4 0.1% 238 0.5% 
Protective Service 50 1.62% 828 i ear i$ 
Other Service 481 15352 6,179 12.62 
Farming, Forestry, Fishing a5 UPS fe li, o24 Lalit 
Precision Production and Repair 452 14.62% 7,396 Ne LN 
Machine Operators/Assemblers 123 4.02% 1,808 3.72% 
Transportation/Material Moving 93 3.0% 2,192 4.52 
Handlers, Helpers, and Laborers 106 3.42 feioe 3,05 
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While Placer County has experienced high unemployment rates 
generally, since 1976 (except for 1979), the number of employed 
persons has increased gradually reflecting an improvement in the 
high unemployment rates experienced previous to 1985. The 
projected 7.9% annual unemployment rate in 1985 would be the lowest 
Teale Bince 14979. 


The monthly unemployment rate did not fluctuated substantially in 
1984 compared to other employment market areas and this provides a 
picture of little or no seasonality associated with the County's 
basic industries. While the months of January and February showed 
a 104+ unemployment rate, this percentage is consistant with 
Statewide unemployment figures. Usually, higher unemployment rates 
during the first two months of the year are reflective of a "drop 
off" in construction and other work affected by weather conditions. 


TABLE 27 


CIVILIAN LABOR FORCE, EMPLOYED AND UNEMPLOYED, 1976 - 1985 
Placer County 


Labor Force Employed Unemployed Unemployment Rate 


1976 38 ,000 335700 4,300 11.4% 
1977 40,400 36,200 4,200 10.52 
1978 42,300 38 ,400 3,900 9.1% 
1979 54,700 50, 700 4,000 7.4% 
1980 55,900 50, 700 5,200 9.2% 
1981 58 ,000 52,000 6,000 10.3% 
1982 60 ,600 52,900 7,700 12.7% 
1983 60,500 54,100 6,400 10.5% 
1984 62,000 56,700 5,300 8.6% 
1985 (est.) 65,500 60, 300 3,200 7.9% 


Source: California State Employment Development Department 
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TABLE 28 


MONTHLY UNEMPLOYMENT RATES, 1984 
Placer County 


January 10.6% July 8.6% 
February 10.9% August 7.42 
March 9.62% September 8.12% 
April Es5% October T2002 
May 8.62% November 8.2% 
June 8.02% December Mivetl'te 


Source: California State Employment Development Department 
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V. Housing Needs 


Housing needs, as defined by current State guidelines, fall into 
three categories: existing needs, projected needs over a five year 
time peniod, and special needs, Earlier sections of this report 
identified several existing needs in the City of Auburn. In 
Summary, they are: 


- Handicapped/Work Disability (1981) 
438 persons with a work disability (9.72) 
Largest disability is skeletal/muscular (42.82) 


- Female head of households (1980) 
157 female head of households with children (66.22) 


- Low Income Households (1979) 
2,086 households targeted as lower income by State (65.72) 
$15,354 City median compared to $18,685 County median 
1,190 households receiving Social Security Income (37.42) 


- Elderly Households (1980) 
1624 persons age 65 and.'over, (21,52) 
964 households headed by persons age 65 and over (30.22) 


- Underutilization of Housing (1980) 
1,879 housing units have 5 or more rooms (53.62) 
964 housing units occupied by 2 or fewer persons (68.92) 


- Substandard Units (1985) 
l,5o2% Units need, rehabisitation. (40.32) 
ASPLOxe. lie21 9 wets. (80,02) located an, 2. ot 3 specific areas 


- Overpayment (1980) 
692 renters with incomes under $15,000 overpaying (76.22) 


- Young Adult Households (1980) 
1,738 persons between 20-34 years of age (23.02) 
664 person or 6.7% increase in 20-34 age category since 1970 
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Projected housing needs are the total additional housing units 
required to adequately house a jurisdiction's projected population 
in five years in units that are affordable, in standard condition, 
and not overcrowded. Projected housing needs, therefore, include 
the needs of the existing population as well as the needs of the 
additional households expected to reside in the jurisdiction in the 
next five years. 


Special housing needs focus on the needs of sub-groups within the 
population with special housing requirements such as the elderly, 
the handicapped, large families, and households headed by single 

females. 


Auburn's Share of Projected Regional Needs 


To assist local governments in Placer, El Dorado, Nevada, and 
Sierra Counties in making projections of future housing needs, the 
Sierra Planning Organization, located in Auburn, prepared a re- 
gional housing needs plan covering the time period from 1983 to 
1990. The purpose of the plan is to examine housing needs across 
jurisdictional boundaries and allocate to each local government its 
responsibility for planning housing programs to meet those needs. 


The Housing Needs Allocation Plan, which appears as Appendix B, 
contains a projection of the number and distribution of households 
among various income groups (i.e. very low, other lower, moderate, 
and above moderate) for the years 1983 and 1990. The plan con- 
siders the City of Auburn as one housing market area and makes the 
following eight (8) assumptions: (1) Household growth projections 
are considered as minimal growth needs and this growth should be 
directed towards incorporated areas; (2) The economic conditions 
of each housing market area will not change significantly during 
the growtn “period C3) *intrastructire Limitations writ be the “only 
limiting factor in providing housing; (4) Census figures provided 
for 1980 are assumed to be valid for 1983; (5) Geography for each 
housing market area is assumed to remain constant; (6) Anticipated 
employment increases in areas such as south Placer County and Grass 
Valley are taken into account in the population projections; (7) 
Household size will decrease over the projected time period, and; 
(8) The private sector will provide most of the additional housing 
required to meet local needs. 


As Table 29 indicates, the Sierra Planning Organization projects 
that the percentage of lower income households (i.e. very low and 
other lower) will show a small decline by 3.6% between 1983 and 
1990. Above moderate income households are expected to increase by 
the corresponding 3.6% rate. This indicates that more reliance 
will be placed on the private sector to provide additional housing 
units for higher income households in the future. 
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TABLE 29 


EXISTING AND PROJECTED HOUSEHOLDS, BY INCOME croups! 
1983 AND 1990 
City of Auburn 
No. Households Percent Households 

Income Group 1983 poise) 1983 1990 
Very Low T,i4o" “ly220 342 30.42 
Other Lower 572 683 17% 17.02% 
Moderate 173 924 23% 23.0% 
Above Moderate 874 1,189 26% 29.6% 
Total Se 02)) see 1002 1002 


1. The 1983 figures were based on 1980 census data. The 1990 figures were based on 
projections provided by the Sierra Planning Organization. For each housing market 
area (City), the 1980 percentages in each income group was multiplied by the 
estimated total mumber of households at the beginning period of the Regional Housing 
Allocation Plan (1983) using Department of Finance household figures. 


The City of Auburn's New Construction Needs 


Another type of projections not found in the Regional Allocation 
Plan but necessary to fulfill the State Housing Element guidelines 
are estimates, based on the total household projections, of the 
total number of new housing units that should be constructed 
between 1983 and 1990 to meet the needs of additional households 
expected to reside in the City of Auburn. 


The basic new construction needs are to be decided by each local 
governmental jurisdiction within the larger four county area 
covered by the Sierra Planning Organization according to metho- 
dology suggested by the State Housing Element Manual of March, 
1978. For the purpose of providing new construction needs for the 
City of Auburn, an update to the 1983 - 1990 household projections 
provided by the Sierra Planning Organization was required for a new 
seven year time period from 1985 - 1992. This was accomplished by 
using the State Department of Finance household and housing unit 
estimate of 1985, the Sierra Planning Organization's household 
estimate for 1990, and a 1992 housing unit estimate based on: (1) 
The ratio between households and housing units in 1985 and applied 
towards the number of projected households in 1990, and; (2) the 
average annual housing increase during this five year time period 
agjusted for two additional years to bring it up to 1992. 


Table 30 also takes into account three (3) additional factors 
necessary to arrive at a revised new construction needs figure by 
the year 1992 and they are: (1) the number of new housing units 
actually built in Auburn since the Department of Finance estimates 
for 1/1/85; (2) The number of residential demolitions (removals) 
that have occured since 1/1/85, and; (3) the number of housing 
units that need replacement, as shown in the housing condition 
survey completed in September of 1985. 
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TABLE 30 


REVISED NEW CONSTRUCTION NEEDS IN AUBURN 


1985 = 1992 


New Construction Needs, 1/1/85 - 1/1/92 
New Units Built, 1/1/85 - 9/1/85 


Demolitions, 1/1/85 - 9/1/85 


Units Existing and Needing Replacement 


Revised New Construction Needs, 1985 - 1992 


Source: City of Auburn 


TABLE 31 


Units 


Units 


464 


Units 


Units 


Units 


Units 


Units 


PROJECTED TOTAL NEW CONSTRUCTION NEEDS, 1985 = oooh 


BY INCOME GROUP 
City of Auburn 


Income Group 


Very Low 

Other Low 
Moderate 

Above Moderate 


dkoyegeuil 


September 1, 1985 - January 1, 1992 


as shown in Table 30 for 1990. 
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Special Needs 
Beyond the general housing needs documented in previous 


sections of this report, State law requires that the housing 
element include an assessment of the housing needs of special 
groups within the community including those of the handicapped, 
elderly, large families, and female head of households, where 
appropriate. There are four main special needs groups within 
Auburn, and they are: 


(1) Female Head of Households 
In 1980, there were 237 female head of households. One 
hundred fifty-seven or 66.2% of these households involved children. 
Overall, female head of households represented 11.1% of all house- 
holds in Auburn. Many households that were headed by females had 
lower incomes and have difficulty finding affordable housing as a 
result of their income levels. In many cases where a child under 


the age of 18 is part of the household composition, the woman is 
often required to remain at home and cannot work a full-time job 
which would provide the necessary income to secure more suitable 
housing. 


(2) Elderly Households 

Elderly households, ie. households headed by persons 65 
and over, constituted 30.2% of all the households in the City of 
Auburn. Many of these households are receiving Social Security 
income payments and many are occupying larger homes within the 
community. This age group was the second largest growing age group 
in the City. Shared housing, second unit conversions, and con- 
struction of new elderly housing units are three methods of provid- 
ing assistance to this special group. 


(3) Young Adult Households 

Young adults, ie. persons between 20 and 34 years of age, 
showed the largest growth of any age group within the City. Repre- 
senting 16.3% of the population in 1970, individuals in this age 
group represented 23.0% of the population in 1980 (6.7% increase). 
Persons in this age group encounter two problems when seeking hous- 
ing; (1) their first entrance into the job market usually places 
them on the lower end of the income scale and thus they are often 
overpaying for housing, and (2) homeownership opportunities are 
unavailable to them because of the large downpayment required and 
high monthly mortgage payments. 


(4) The Handicapped 

While handicapped households do not constitute as signi- 
ficant a share of the population as is true in other housing market 
areas, special consideration should be given to meeting the housing 
needs of these residents. Since the largest proportion of handi- 
capped persons have a skeletal/muscular (42.82%) or cardiovascular 
(15.7%) disability, physical improvements to a segment of the 
existing and new housing stock should include "grab bars" and other 
hardware’ to assist in mobility. 
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VI. Availability of Land and Services 
For Residential Development 


Residential Zoning 


The City of Auburn is approximately three and two-thirds square 
miles or 2,353 acres in size, The Auburn Area General Plan also 
includes the unincorporated areas of North Auburn, Lone Star, 
Christian Valley, Newcastle, and Shirland Tract encompassing 52 
Square miles. One goal of the Auburn Area General Plan is to 
locate development into areas where urban services and transpor- 
tation facilities are readily available. The majority of resi- 
dential zoning within the City is single family R-1-10 which 
requires a minimum lot size of 10,000 sq. ft. per dwelling unit. 
The present zoning designations within the City allow for the 
following uses: 


R-1-5 (Sinole-Fanily. 55,000 tsam £t.) 13.8 Acres 
R-1-7 (Single-Family, 7,000 *sqe ££: 247.0 Acres 
R-1-8.5 (Single-Family, 8,500 sq. ft.) 65,5 Acres 
R-1-10 (Single-Family, 10,000 sq. ft.) 1030.0 Acres 
R-1-15 (Single-Family, 15,000 sq. ft.) 204.0: Acres 
R-2 (Two-Family "Duplex") 15.4 Acres 
R-3 (Multiple-Family, Medium Density) 154.0~ Acres 
A-R (Agricultural-Residential) 123.6 Acres 
A-1 (Exclusive Agricultural) 15.9: Acres 
& (Commercial ) 288.0 Acres 
M Cindustrial) 192.0 Acres 


Vacant Land 


In a land use inventory conducted by the Auburn Planning Depart- 
ment, there were 279 potential sites available for residential 
development in the City of Auburn. These sites were analyzed 
further in order to determine the allowable number of new units 
that could be built based on the current zoning ordinance. How- 
ever, in looking at Table 32 which follows, one important factor 
must be considered. The allowable number of new units that could 
be built assume that development would occur at the highest den- 
sity possible under current zoning regulations and does not take 
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Desienation Allowable Housing Types Min, Lot Size Min. Site per D.U. No. Acres No. Units 
Single Family Multi-Family Other 
AR _ (Agriculture Residential) P 1 Acre 1 Acre 121.9 121 
R-I-7 (Single-Family, 7,000'Sq. Ft) P ow 7,000 Sq. Ft. 7,000 Sq. Ft. 24.3 151 
R-1-8.5 (Single-Family, 8,500 Sq. Ft.) P C 8,500 Sq. Ft. 8,500 Sq. Ft. 3.4 7 
R-1-10 (Single-Family, 10,000 Sq. Ft.) P om 10,000 Sq. Ft. —«:10, 000 Sq. Ft. 2.5 1,065 
R-I-I5 (Single-Family, 15,000 Sq. Ft.) P og 15,000'Sq. Fes © — 15,000°Sq: Fre 121.9 353 
R-3  (Multiple-Family, Medium Density) P Pc 5,000 Sq. FR 2,750 Sq. Ft. 19.1 02 
C-3 (Regional Comercial District) © P 20,000 Sq. Ft.  —«-20, 000 Sq. FR. ha 10 
M1 (Industrial Park District) C C 20,000 Sq. Ft. -- 20,000 Sq. Ft. 0.5 1 
TOTAL 540.3 2,020 


TABLE 32 


VACANT RESIDENTIAL LAND AND UNIT capactty! 


City-of cAuburn, 4985 


P = Permitted by Right 
C = Permitted by Conditional Use Permit or Special Hearing 


; All sites listed have adequate water and sewer and can be built upon. 

2 Mobile homes on foundations and mobile home parks allowed subject to Planning Commission Review and Approval. 
Requires determination of compatibility with character of surrounding neighborhood. 

3 Rest hanes, foster homes, and non-profit living arrangements. 

4 Roaming Houses up to fifteen (15) persons. 

> Mast be in connection with an established commercial/industrial use. 
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into effect the environmental conditions on-site or circulation 
improvements required to service the new development. 


Surplus Land 


There are two large vacant parcels of land owned by the Bureau of 
Reclamation within the City of Auburn. The first parcel consists 
of 11 acres located at the north-east corner of Pacific and Sac- 
ramento streets in central Auburn and the second parcel is 30 
acres in size located at the eastern portion of the City at the 
American River originally proposed as the Auburn Dam Site. The 
actual construction of the Dam, however, is questionable at this 
time and both sites can not be considered as surplus land for 
residential use in the short range future. 


The Auburn Union Elementry School District currently has one 
Vacant Gite, I4 acres “in -size known as the Sky Kidce property, 
adjacent to Maidu Drive in the southern portion of the City. The 
school district may possibly sell its school administrative head- 
quarters site located on Lincoln Way in central Auburn, moving its 
facilities to the Sky Ridge area. The City may consider purchas- 
ing the 6.5 acre Lincoln Way property as a site for senior citizen 
housing using grant funds available through federal and State 
sources or through a redevelopment agency when it is fully acti- 
vated and has the funds available to finance the project. 


Services for Residential Development 


The City of Auburn has the infrastructure to easily accomodate 
residential development consistant with the projected regional new 
housing construction needs for 1990. City streets throughout the 
City of Auburn are generally in good condition and in the case of 
new residential subdivisions, developers are required to provide 
new streets meeting City specifications to serve the project. 


Water is provided to City residents by a quasi-public agency, the 
Placer County Water Agency (PCWA) which in turn purchases it from 
the Pacific Gas and Electric Company. The Placer County Water 
Agency has indicated that it has the ability to provide treated 
water for a holding capacity of 57,000 persons as represented in 
the Auburn Area General Plan. 


Most sewage in the City of Auburn is collected and treated in a 
conventional sewage system consisting of gravity collector sewers, 
small pump stations, main trunk sewers, and a common treatment and 
disposal system. A relatively small number of dwellings (approxi- 
mately 140) in the southeast area of the City are served by septic 
tank - leach field systems and do not contribute sewage to the 
central sewer system. According to the City's "Sewer System 
Evaluation Survey" drafted by Black and Veatch, consulting engi- 
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neers, a projected population of 10,100 could be adequately han- 
dled by existing sewage facilities, or approximately 7 years of 
growth as estimated by the State Department of Finance. 
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VII. Constraints to Affordable Housing 


Governmental Constraints 


Governmental policies and regulations can constrain future resi- 
dential development to varying degrees by imposing requirements and 
limitations on such development. These actions, in turn, can 
affect the cost of housing. Generally, these governmental con- 
Straints may include local land use controls, building and housing 
codes, local permit processing times and fees requirements for the 
provision of services and facilities, other residential development 
fees, and annexation policy. Examination of the local regulatory 
structure can highlight those areas of "excessive" regulations 
where steps can be taken to remove or minimize obstacles to resi- 
dential development. 


boOcaweLandwusemGonta:ous 


Discretionary control over land use is exercised through the Auburn 
Area General Plan adopted by the Placer County Board of Supervisors 
on November 28, 1978 and the Auburn City Council on February 5, 
1978, the zoning ordinance, and other implementing ordinances. 


The City of Auburn is in the process of activating its redevelop- 
ment agency powers pursuant to the California Redevelopment Law. 
Such activization may require the City to impose additional land 
use regulations above and beyond the regulations currently in 
force. The City could be aggressive in allowing density bonuses 
for appropriate developments and in promoting second unit develop- 
ment. It may require, however, the use of eminent domain powers, 
tax increment financing, and bond sales available to the redevelop- 
ment agency to provide affordable housing developments within the 
Citys 


Building and Housing Codes 


Building and housing codes establish minimum standards and speci- 
fications for structural soundness, safety, and occupancy. The 
State Housing Law requires cities and Counties to adopt minimum 
housing standards based on industry uniform codes. In addition to 
meeting the requirements of the State Housing Law, local govern- 
ments enforce other state requirements, including requirements for 
fire safety, noise insulation, soils reports, earthquake protec- 
tion, energy conservation, and access for the physically handi- 
capped. 


The City of Auburn has a City Building Inspection Department with 
the City able to perform site plan review, conduct building in- 
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spections, and to implement the uniform codes and other housing 
regulations as required by law. The City is currently operating 
under the 1982 edition of the Uniform Building Code (UBC), the 
Uniform Mechanical Code (UMC), and the Uniform Plumbing Code (UPC), 
as well as the 1981 National Electrical Code (NEC). In adopting 
these Uniform Codes, the City's building requirements will provide 
no more of a hardship on developers than would be the case else- 
where in the unincorporated areas of the county which operate under 
Similar editions of the uniform codes, except the NEC for which 
Placer County uses the 1984 edition. 


Permit Processing Fees and Times 


State Law requires that local permit processing fees must not 
exceed the estimated actual cost of processing the permits. The 
permit fees charged for development in the City of Auburn are 
significantly lower than the fees charged by Placer County and do 
not operate as a major constraint to housing development, 


The length of time required to process applications is extremely 
fast compared to other local agencies, due primarily to the small 
scale of the local government and its "closeness" to the community. 


Residential Development Fees 


Simiisreto most other local agencies in the State of,-~California. 
the City of Auburn requires street and drainage improvements in 
connection with subdivision developments. In addition, there is a 
charge for new sewer and water service to development. For sewer 
service, the City charges a $1,200 connection fee and a $600 fee 
for plant expansion. 


The connection fee to install meters and service connections for 
water varies with the size of the meter and the type of develop- 
ment. In the case of a new single family residence, the initial 
fee for water service is $1725 where the installation of a service 
lateral and meter are required. For an existing single family 
residence, a service request is $20.00. The monthly fee is depen- 
dent upon the amount of water used and usually averages $20.00 per 
month. 


Because of limited staffing, the City contracts with a private 
engineering firm in Auburn for engineering, surveying, and in- 
spection services which vary in cost depending on the type of 

services performed. For example, the services of the principal 


consultant is $90.00/hr., chief engineer - $60.00/hr., construction 
inspector - $24.00/hr., Associate Land Surveyor - $40.00/hr., 
Draftsman - $24.00/hr., and the services for a two man crew - 


$38.00 - $55.00/hr. 
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TABLE. 33 


PERMIT PROCESSING FEES AND TIMES, 1985 
City of Auburn 


Process Fee Time 
General Plan Amendment aN A 90 Days 
Rezoning S a7 45 Days 
Conditional Use Permit 3 Do 45 Days 
Variance e595 45 Days 
Environ. Review: Neg. Dec. $295 45 Days 
EIR Variable Variable 
Parcel Map © 55 15 Days 
Subdivision Map $ 66 plus $2.20/Parcel 15 Days 
Map and Plan Checking $ 30/Hour Variable 
Lot Line Adjustment ba 32 15 Days 
Revision to Acreage 5. 55 15 Days 
Home Occupation Permit > 21 5 Days 
Annexation $660 Waraabhe 
Building Permit (V) Usually One Week 
Plan Check (V) Usually One Week 
Mechanical/Electrical/Plumbing (V) Usually One Week 


d Depends on the cost and time required of a consultant to write the EIR. 
2 Depends on the scope of issues in annexation request. 


(V) Depends on type, equipment, and valuation of structure. 
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In addition, there are several special fees required of development 
projects, primarily school impact fees, sewer and firehouse fees in 
specific geographical areas, and recreation fees. For a single 
family unit, a $640 school impact fee is required; for a multi- 
fFanily unit or condo, $160.,00.. ° A recreation Tee ‘ot $545 is’ re- 
quired per dwelling unit, regardless of type. An additional sewer 
fee an specifac areas vary from’ $635.00 to $750.00/acre.’ "In the 
southwestern portion of Auburn, a fee of $210 per dwelling unit is 
required for the Maidu Drive firehouse which provides fire protec- 
tion services to the residents. 


Annexation Policy 


The Cityor Auburn is dingted in’ ats“ablility to "provide -affordabie 
housing due to the lack of available large vacant residentially 
zoned land areas within the City limits. Substantial development 
has occurred along the Highway 49 cooridor and in other areas 
outside of the City's pDoundarves® but) this can not” be’ adequately 
addressed in this Housing Element. The City may want to consider 
an annexation policy which provides enough large parcels to 
accomodate all densities of housing development, especially higher 
densities’ which allow for ‘rental units. 


Non-Governmental Constraints 


Non-governmental constraints are those constraints limiting the 
availability of affordable housing over which local government has 
little or no control. State Law requires that the housing element 
contain a general assessment of these constraints as a basis for 
possible actions by the local government to offset the effect of 
these constraints. The four (4) principal types of non-govern- 
mental constraints are the costs associated with financing, the 
price of land, development costs, and local topography. 


Availability of Financing 


Interest rates for financing the cost of construction have been the 
most erratic and problematic component of the housing costs associ- 
ated with homeownership and rental payments in recent years. 
Interest rates impact the sales price or rental rates in two dis- 
tinet ways. The first ds’ the interest rate ‘charged for the con= 
struction loan iatseli.: Usually aidevelopen obtains construction 
financing for a period of one year at interest rates equal to, or 
slightly above the prime interest rate. The cost of borrowing con- 
struction money is then passed on to the buyer in the form of a 
Nigher selling. price for the structure. 


The second, and most noticeable way in which interest rates affect 
the prospective buyer or renter is the rate charged for long term 
mortgage financing. Mortgage interest rates have fluctuated over 
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the past 10 years within a range of 8 percent to 18 percent. The 
prevailing interest rate on a conventional 30 year fixed rate 
mortgage presently runs about 11 7/8 percent or for FHA, 11 1/2 
percent with loan origination fees of around 2 1/2 percent plus 
ko) Oe 


Because so many families have been unable to qualify for home loans 
at the higher interest, rates, sellers, ‘buyers’, nd chinancial rinsti-~ 
tutions have created a wide variety of new financing techniques, 
including mortgages with balloon payments, graduated payments, 
appreciating equity, and adjustable interest mortgages. 


Table 34 shows what the monthly payments would be at different 
interest rates based on a fixed interest 30 year loan. Taxes, 
insurance, and utilities would amount to an additional $200 - $300 
per month, 


Using these figures, a typical single family home purchased in the 
City of Auburn for $60,000 with a 20% down payment, 11.5% fixed 
rate, 30 year mortgage would cost approximately $700 per month to 
own and operate. Using the 2524 ratio of housing cost to annual 
income mentioned earlier in this report, the household in this 
situation should have an annual income of $33,600. At 302 of 
housing cost to income, the household should have an annual income 
of $25,200. In fact, the median household income for the City of 
Auburn in 1980 was $15,354. 


TABLE 34 


MONTHLY MORTGAGE PAYMENTS? 


Interest (Loan Amount ) 

50,000 60,000 70,000 80,000 90 ,000 100 ,000 
16% $672.28 $806.85 $941.33. $1075.81 $1210.28 $1344.76 
152 632.22 785.67 885.11 1011.56 1138.00 1264.44 
14% 592.44 710.92 829.41 947.90 1066.38 1184.87 
13% 553,10 663.72 774.34 884 .96 995.58 1106.20 
12% Slag 617617 720.03 822.89 925.75 1028.61 
112% 476.16 571.39 666.63 761.86 857.09 952632 
10% 438.79 526.54 614.30 702.06 789.81 877.57 


1. Based on 30 year fixed-rate mortgage, including principal and interest 


Source: Statewide Mortgage 
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PrvVcenon land 


Land prices in the City of Auburn varies considerably depending on 
the specific geographical location and natural amenities on, or 
adjacent to the site, and the number of acres purchased. Gener- 
ally, land values in the City are equal to values in adjacent 
areas, with the cost per acre ranging from $25,000 to $30,000. 
However, because of pressures for growth, land prices are appre- 
ciating at a high rate and these increased prices will ultimately 
be passed on to the homebuyer. 


Cost of Development 


The costs of development are made up of four major components; 
land, sewer and water connection fees, building fees, and con- 
BtLructi ong coats | Laboryvand materials). 


Table 35 profiles development costs for a typical new, three bed- 
room home in the City of Auburn. While the factors which affect 
the cost of development focuses upon a single family home, these 
same factors directly affect the affordability of multi-family 
rental housing in. the City. 


TABLE 35 

HOUSING, DEVELOPMENT COST COMPONENTS, ESTIMATE! 

Fypical*three’ Bedroom Unit, Wood" Frane® ()750u"sq." Fry) 
Cityeot Auburng* 1965 


Component Cost 
Land S75 508 
Sewer/Water/Development Fees So oe) 
Building/Electrical/Mechanical Fees $ Zig 
Construction.Cost. (Labor.& Materials) $48,000 
Total $59,100 


Does not include developer profit or commissions. 


Topography 


The City of Auburn is located generally on rolling foothills with 
several steep areas along the American and Bear River Canyons. 
Elevations can range from 680 to 2,100 feet above sea level. 
Topography influences developmental costs in two ways: (1) It 
limits where housing can be built and in Auburn it means severely 
restricting residential development in the eastern and northern 
areas of the City, and: (2) The cost of constructing housing. on 
sloping terrain, when permitted, is more expensive due to addi- 
tional physical supporting systems required of the structure to 
compensate for soil instability. 
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VIII. Residential Energy Conservation 


The State requires local governments to implement energy conser- 
vation standards for all new residential development. Under these 
requirements, every new residential building constructed must meet 
very rigorous building standards for heat gain and heat loss. 
Thus, the State has largely preempted the authority of local 
governments to regulate building construction with respect to 
energy conservation. 


Because there is a limited amount of subdividable land in the City 
of Auburn, there is an opportunity for the City to require that new 
development patterns include energy conservation features and 
promote solar access. 


There is also much that can be done in Auburn to promote the use of 
solar water heating and energy conservation retrofit of existing 
residential structures. 


The use of solar panels for heating water is becoming increasingly 
popular in Placer County and the City of Auburn, one reason being 
that Auburn lies above the "fog belt" common to the Central Valley 
in winters. According to The Solar Syndicate located in Sacra-— 
mento, it costs approximately $3,000.00 to install a solar water 
heating system composed of two 4' by 8' solar panels, 80 gallon hot 
water tank, pump, pipe, and insulation to meet the needs of a 
typical three bedroom home using about 100 gallons of water per 
day. Assuming a 20 percent fuel cost inflation rate and assuming 
the owner takes the State solar tax credit available until January 
1, 1985, the company estimates that such a system will pay for 
itseifrin? under? sixeyears: 


In Auburn's moderate climate, installing fairly simple energy 
conservation features --ceiling insulation, weather stripping, hot 
water heating insulation--in existing residences can mean signi- 
ficant savings on monthly heating bills. “PG&E offers the “ZIP” 
weatherization program to customers in its service area. Through 
the "ZIP" program, a PG&E customer can finance up to $3,500 in 
energy conservation measures at no interest. Project GO, located 
in the City of Rocklin, offers federally-funded, free weather- 
ization for low income households and administers the PG&E "ZIP" 
program for low income households. 
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AVAILABLE HOUSING PROGRAMS 


INTRODUCTION 


This section summarizes those federal, state, and local programs 
that the the City of Auburn might pursue in order to implement its 
Housing Element. The program summaries are based on program de- 
scriptions contained in HCD's 1980 Housing Directory and December 
1984 Program Summaries, HCD's 1985 Training Manual for the State 
Community Development Block Grant (CDBG) Program, OPR's General 
Plan Guidelines, ABAG's 1980 Housing Resources Guide, and Sonoma 
County's draft 1985 Housing Element. An attempt has been made to 
provide current (September 1985) information on the status of each 
program contained herein. Inactive programs have not been in- 
cluded. Eligible sponsor/applicants for each federal and state 
program are also indicated: (1) city or county; (2) housing 
authority; (3) special "districts" (4) non-profitProrganization;=(5) 
for-profit organization or private developer, and; (6) individual. 


FEDERAL PROGRAMS 

Department of Housing and Urban Development 

Direct Loans for Elderly and Handicapped Housing (HUD Section 202) 
Long-term direct loans to private, non-profit sponsors to finance 
new construction housing rehabilitation for elderly and handicapped 


targeted income group members. 


Status/Availability: Active program; in 1983 Congress authorized 
$666 million for up to 14,000 units with interest rate s at 9.252. 


Pitot palvey tse 

Rehabilitation Loans (HUD Section 312) 

Rehabilitation loans at below market interest rates for owner- 
occupied and rental units within designated community development 
areas. 

Status/Eligibility: Very limited funding and the program is 
scheduled for termination in 1986. It is currently funded at a 
reduced level to September, 1985. 

EVs et 021409 2" "5 

Low Income Rental Assistance (HUD Section 8) 

Since Congress repealed the new construction and substantial 


rehabilitation (except in conjunction with Section 202 housing), 
only the section 8 Existing Housing program and moderate reha- 
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bilitation program remain. The Existing Housing program provides 
subsidies to owners of existing housing units whenever eligible 
families rent the units. 


Status/Availability: Only the “Existing Housing" rent subsidies 
portion of the program remains. 


5B E> lis B k ee 
Low Income Rental Rehabilitation (Moderate Rehab.) 


A HUD program with the goal of rehabilitation of Section 8 Existing 
Housing on a moderate level. Financing for owners of rental 
projects is available through housing authorities, but owners must 
Sign a contract to keep the units available for Section 8 tenants 
for a period of 3-4 years. 


Status/Availability: Program may be phased out over the next one 
or two years. This is an extremely difficult program to make work 
and it has not been successful in the western portion of the U.S. 


Eligibility: 2 


Department of Agriculture 
Farm Labor Housing Loans (FmHA 514/516) 


Provides a combination of loans and grants for the construction, 
rehabilitation, or aquisition of rental housing for farmworkers, 
including persons employed at fish and oyster farms. A grant of up 
to 90% of the project cost is made with the remainder loaned at 1% 
interest for 33 years, 


Status/Availability: Sections 514/516 will be funded near current 
levels next year and is an attractive program in areas where farm- 
ing is the predominate industry. 


Eligibility: 1,2,4 


Department of Health and Human Services 


Special Circumstances Program 


Provides for a one-time allowance of $750 and an annual ongoing 
allowance of $300 for households receiving Social Security Income 
to rehabilitate housing to correct health and safety deficiencies. 
Allowances may also be provided, on an item for item basis, not to 
exceed the amount specified above, for relocation, replacement of 
furniture, and to prevent foreclosure actions. Local administra- 
tion is handled through the County Welfare Office. 


Status/Availability: Currently available to all persons receiving 
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Social Security Income. 
Bligi pt litys 6 
Emergency Housing Assistance 


A program whereby households in extreme need of temporary shelter 
receives financial assistance to pay for such shelter. The limited 
funding available is but one component of the Community Services 
Block Grant Program applied for by counties on an annual basis. 
Eligible households include local residents displaced as a result 
of an eviction or non-resident households displaced while in the 
community due to circumstances beyond their control. 


Status/Availability: Active federal program. 
PPICT OL Leys ah 
STATE PROGRAMS 


California Housing Finance Agency 


Home Mortgage Purchase Program (CHFA) 


Below market interest rate, 30 year fixed rate and 20 year gradu- 
ated equity mortgages to first time homebuyers. loans are provided 
through developers. CHFA is particularly interested in assisting 
small and moderate size rural projects and scattered site builders. 


Status/Availability: Presently inactive since all bond funds have 
been expended. 


PLEeLope ties oo 

Cal First Homebuyers Program (CHFA) 

After a first time homebuyer acquires a first mortgage on a home, a 
qualified lender can offer a CHFA financed second mortgage buy-down 
that will decrease housing cost payments during the first six years 
of homeownership. During the following ten years, the mortgage 
payments increase to repay the second mortgage buy down, 
Status/Availability: Voters have authorized up to $200 million 
dollars of bonds for the program; the program has not been popular 
with homebuyers. 

Eligibility: 6 

Self-Help Housing Program (CHFA) 


In the self-help housing program, technical supervision and train- 
ing, land aquisition, development, and packaged plans and low 
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interest loans are provided to eligible families (under 802 of 
median income). The seven to nine months donated by families for 
construction serves as the down payment for the homes. 


Status/Availability: Funding is obtained through the CHFA Single 
Family Home Mortgage Purchase Program and CHFA has earmarked $2 
million dollars for the program as of 1984. 


boa 82 boa eye 16 
Multi-Family Rehabilitation Program (CHFA) 


State revenue bonds to finance rehabilitation loans in communities 
that are participating in the HUD Rental Rehabilitation Demon- 
Stration Program or have ongoing Community Development Block Grant 
or other programs. Localities may use the money to provide 15 year 
rehabilitation loans for existing owners, secured by second deeds 
of trust, or 25 year aquisition and rehabilitation loans for new 
owners, secured by first deeds of trust. 


Status/Availability: Currently active; $25 million in bond 
proceeds available. 


Elicibility: gl 
80/20 Rental Housing Program (CHFA) 


State revenue bonds are sold in order to finance a rental develop- 
ment in which at least 202 of the units of all types and sizes are 
available to low and moderate income households. 


Status/Availability: GHFA thas «financed iprojects rat .aseost cof «$15 
million-and has ‘a committment to finance another $24.4 million. 


Eliot bilueys <5 


California Department of Housing and Community Development 


State Community Development Block Grant Program (HCD) 


Formerly administered by HUD, the California Department of Housing 
and Community Development assumed responsibility for administering 
the federal Small Cities Community Development Block Grant program 
with the 1983 funding cycle. The program is designed to: (1) 
benefit low and moderate income families; (2) aid in the prevention 
of slums and blight; (3) meet other community development needs 
havine a: -particular. urgency.) Eligible reactivities include: (1) 
aquisition and disposition of real property; (2) construction and 
improvement of public facilities and improvements; (3) property 
rehabilitation; (4) provision of public services; (5) payment of 
the non-federal share of a grant-in-aid program; (6) improvement of 
sites for assisted housing; (7) relocation assistance; (8) expan- 
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sion of industrial and commercial property; (9) historic preser- 
vation, and; (10) comprehensive community planning. 


Status/Availability: Active program. 
BIS 02 DELLE od 
Deferred Payment Rehabilitation Loan Fund (HCD) 


Provides funds for deferred payment loans at 3% interest to reha- 
bilitate housing occupied by low and moderate income homeowners and 
renters. Local governmental agencies, non-profit corporations, and 
recognized Indian tribes or rancherias that are operating housing 
rehabilitation programs are eligible to apply for a fund committ- 
ment. Maximum loan amount is $10,000 per unit in single-family or 
multi-family developments, or $5,000 per unit in residential 
hotels. 


Status/Availability: Limited; the program is presently using 
recaptured money; new appropriation possible in September, 1985. 


PAigabadatyzre 146 
Special User Housing Rehabilitation Program (HCD) 


Deferred payment loans for the aquisition and/or rehabilitation of 
rental housing for low income persons. One component of the 
program subsidizes the aquisition and/or rehabilitation of apart- 
ments and group homes for the elderly and handicapped. The second 
component funds the preservation of residential hotels. 


Status/Availability: All funds presently committed; new appro- 
priation possible in 1985. 


Eda cibilatye: o1446;5 

California Housing Advisory Service (HCD) 

Grants for local governmental agencies, non-profit organizations, 
recognized Indian tribes, and community design centers to establish 
local housing advisory services to assist individuals and groups 
with self-help construction or rehabilitation of their homes. Pro- 
gram currently emphasizes assistance for self-help rehabilitation. 
Status/Availability: Active program; annual appropriation of 
$200,000. Possible $3 million available for program in the fall of 
1985. Grants in the range of $6,000 to $35,000. 
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Senior Citizens Shared Program (HCD) 
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Grants to assist seniors to change their living arrangements from 
that of living alone to sharing existing housing with other seniors 
and non-seniors. Grants are awarded to non-profit organizations 
and must be matched with an equal amount of funding or in-kind 
Support. The funds are used for administrative services. 


Status/Availability: Funds are available through the State 
Department of Housing and Community Development in the form of a 
competitive grant procedure. 


Piligpibilitys:. <4 
Rural and Urban Predevelopment Loan Fund (HCD) 


Short-term (2 to 3 years) loans to governments, housing author- 
ities, non-profit organizations, and cooperative housing corpor- 
ations for the preliminary costs of developing assisted housing for 
low income families and elderly and handicapped persons. Author- 
zed costs include site” aquisition and preparation; architectural, 
engineering, legal, permit and application fees, and; bonding 
expenses. Loans are not available for construction financing or 
aqministrative costs, 


Status/Eligibility: RKevolvine fund; funds currently available; 
program may be expended to include land banking as an eligible 
SCUCSVACY. 


EIT Ci pri toys Ml oye 
California Home Ownership Assistance Program (HCD) 


Provides up to 49% of the purchase price of a dwelling in the form 
of a mortgage participation with an institutional lender to enable 
eligible households to purchase housing they would otherwise be 
Hnavle tO a22rord.. ®WNeEn Ebe unit is Sold, tbe State shares’ in tie 
sales proceeds in proportion to its original investment. The 
balance of the financing comes from private or public lending 
institutions. Under this program, HCD may assist (1) renters to 
purchase their units who otherwise would be displaced by condo- 
minium or stock conversions; (2) mobilehome park residents to 
purchase their spaces if the park is to be converted to a condo- 
minium or stock cooperative; (3) households to purchase a mobile- 
home placed on a permanent foundation, and; (4) stock cooperatives 
or non-profit corporations to develop or purchase mobilehome parks. 


Status/Availability: Revolving fund using recaptured funds. State 
budget should include $35 million for program in FY 1985-1986. 

(RFP should be issued during Fall of 1985.) 

Eligibility: 6 


State Surplus Land Program (HCD) 
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A 1978 Governor's Executive Order directs that State surplus lands 
be given high priority consideration for affordable housing through 
sale or lease. State law permits the Department of General Ser- 
vices to sell or lease surplus lands at below market value to de- 
velop low and moderate income housing. 


Status/Availability: There is presently one possible surplus par- 
cel currently owned by the Auburn Union Elementary School District 
LOCeateo if the entral portion of Auburn. 


Local Programs 


Redevelopment Agency 


Established by the local governing body, a redevelopment agency 
must apportion a specified percentage of its generated revenue for 
the construction or rehabilitation of housing, especially taking 
into consideration low and moderate income households, the elderly, 
and the handicapped. 


Status/Availability: Currently there is not a fully activated 
redevelopment agency within the City; the agency may be fully 
activated within two years. 


Bligipsiity: "1 
Non-Profit Housing Development Corporation 


A Non-Profit Housing Development Corporation (HDC) is a corporation 
created specifically to promote, assist, or sponsor housing for low 
and moderate income people. A non-profit HDC does not build 
"public housing.” Rather, it builds or rehabilitates privately- 
owned housing for people who cannot afford market rate housing but 
whose incomes are generally above the poverty level. Non-profit 
HDC's can build housing for families, the elderly and the handi- 
capped. HDC's may build rental housing or they may sponsor limited 
equity cooperative housing. 


Landbanking 


Landbanking is the purchase of developable land by a jurisdiction 
for future use. Many jurisdictions have used landbanked sites to 
provide affordable housing for low and moderate income people. 
There are two variations of the landbanking process. A developer 
may go to the locality with a parcel in mind which he/she can not 
afford to buy, and the locality will buy it for him/her. Alterna- 
tively, the community may choose a parcel and keep it until a 
developer comes along to build on it. In this case, the jurisdic- 
tion has several options regarding control of the site. The most 
obvious is outright purchase, but this may not be the best way for 
the locality to use the funds set aside for landbanking. Other 
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options include: the option to purchase, at a stated price under 
Stated conditions; the option of first refusal, under which the 
property owner agrees to notify the community in case an offer is 
made by a second party to purchase the land, and; a lease, which is 
useful if the property owner is unwilling to sell but is willing to 
develop the land. Sources of funds for landbanking have usually 
come from a jurisdiction's Community Development Block Grant (CDBG) 
monies, although money from a community's general fund can and has 
been used. 


Limited Equity Cooperatives 


A limited equity cooperative provides low and moderate income resi- 
dents with the opportunity for affordable housing ownership. In a 
limited equity co-op, like a market rate co-op, the residents form 
a non-profit corporation which has as many shares as there are 
units in the building. The units may be converted from an existing 
rental building, or a new building may be constructed as a limited 
equity cooperative. 


To live in a co-op, the residents purchase a share by making a down 
payment. The residents’ monthly payment is their share of the 
mortgage payment plus the costs of utilities and maintenance. A 
share entitles co-op members to the use of common areas and their 
dwelling unit. While they do not own their dwelling unit, co-op 
members may deduct their share of interest and tax payments when 
filing tax returns because they are part owners of the building. 


Limited equity co-ops differ from market rate co-ops primarily in 
that the cost of buying a share in a limited equity co-op is 
generally measured in the hundreds rather than thousands of dollars 
and can rise only a certain amount each year. The point of limit- 
ing the equity build-up is to remove the units from market forces 
(unlike market rate co-ops), as well as from the rent increases of 
a for profit owner (unlike most rentals). Thus, the dwelling is 
kept permanently affordable to low and moderate income people. 


Mortgage Revenue Bonds 


Tax exempt mortgage revenue bonds are a source of funds which may 
be used to raise money for mortgage insurance and mortgage loans. 
The money that is generated by the bonds can then be issued at 
below market interest rates, for both single-family owner-occupied 
homes and multi-unit rental housing. The loans may be used for 
rehabilitation or new construction. Outstanding mortgage loans are 
collateral for the bonds. Housing finance agencies are created to 
issue such bonds, but other agencies, such as housing authorities, 
local governments, redevelopment agencies, and the State may also 
do so. The interest rate on the mortgage loans issued by these 
agencies is usually around 1 1/4% above the interest rate paid to 
bondholders. Private lenders originate the loans, sell them to the 
city or agency, and service the loans. Private lenders collect a 
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portion of the 1 1/4Z% for their services. 
Article 34 Housing Referendum 


Local voter approval is required by the State Constitution before a 
public body "develops, constructs, or acquires" a low rent housing 
project. Usually, rental housing projects where a majority of 
tenants are low income and constructed by housing authorities or 
the California Housing Finance Agency are subject to the referendum 
process. 


Taxation and Revenue Code, Section 17299 


A statute which denies income tax deductions to owners of sub- 
standard rental property, removing the financial incentive to 
letting property deteriorate. 


The City would inventory existing rental housing units and notify 
owners of substandard property to achieve compliance with housing 
codes over a specific period of time. Owners not complying would 
be subject to loss of tax deductions. 


Density Bonus Program 


Provides that a developer shall receive a density bonus or other 
incentives for the construction of five or more units in a single 
development if at least 254 of the development is reserved for low 
and moderate income households or 104 of the development is speci- 
fically set aside for low income persons. The City may, at its 
discretion, allow an additional density bonus and apply additional 
regulations governing that bonus. Density bonuses are additional 
units allowed above and beyond those specified in the General Plan 
land use classifications. 


Status/Availability: Mandated by State Law. 


Eligibility: 5 
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SIERRA PLANNING ORGANIZATION 


A JPA CONSISTING OF THE COUNTIES OF 
EL DORADO, NEVADA & PLACER 


SIERRA ECONOMIC DEVELOPMENT DISTRICT 


A MODEL DISTRICT FOR CALIFORNIA 


REGIONAL HOUSING ALLOCATION PLAN 
FOR SIERRA PLANNING ORGANIZATION 


Prepared by 
Bradford S. Kortick 


| Adopted By Board - March 7, 1984 


s r Court View Plaza 
F = PLACER. 
; DN ee corao0 1230 High Street, Suite 210 © Auburn, California 95603 


(916) 823-4703 
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introduction 

In 1980 Assembly Bill 2853 (Government Code Section 65584) 

was passed by the legislature. One of the mandates of the 
bill is a requirement of councils of government (COG's) to 
prepare regional housing allocation plans. This plan is 
intended to meet this requirement. The previous 1982 

Sierra Planning Organization (SPO) Regional Housing Allocation 
Plan made housing needs projections through 1986. This 


Plan will? covervagperniod -Chroughedulys 1.01990 - 


The Sierra Planning Organizations jurisdiction covers a four 
county area including portions of Placer and El Dorado Counties, 
Sierra and Nevada Counties and the cities of Nevada City, 

Grass Valley, Loyalton, Placerville, Auburn and Colfax. 

The western three cities of Placer County are members of the 
Sacramento Regional Council of Governments and the Tahoe 


Basin is covered by Tahoe Regional Planning Agency. 


Phe housing allocations are prepared for areas calied “housing 
market areas". In some cases, a Single jurisdiction is 

treated as a housing market area in this plan; in other cases, 
several jurisdictions are grouped together to form a "general 
housing market area" (GHMA). The State Department of Housing 

and Community Development defines a GHMA as an area which shows 
Significant economic interrelationship and substantial commute 
levels between jurisdictions. Within the SPO area, two GHMAs are 


designated in this plan: 


1. Western Placer County and Nevada County (called the 


Western Placer/Western Nevada GHMA) 


2. Western El Dorado County (called Western El Dorado GHMA) 
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Sierra Planning Organization - Four County Region 


1. Western Placer/Nevada General Housing Market. 
Area (Excluding Roseville, Lincoln and Rocklin 
which are in SACOG). 

Western El Dorado General Housing Market. 
Lake Tahoe Basin - Covered By Tahoe Regional 
Planning Agency. 
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Purpose 

According to the legislation the purpose of the regional 
housing plan is to determine housing needs of persons at all 
income levels. These number of housing units are intended 


tombesgoadls-oratangets for the: jurisdiction- 


Preparation of this plan was based on 1980 Census data and 
projections which provide reliable results. However, the 
distribution of ‘housing units 1s .difficult at best to 
project. In addition the State guidelines for regional 
housing allocation planning are loosely defined. However, 
tne 1Gent Om this so langisutO. provide dusctsOrmiousing 
Cargets for member jurisdictions. “Wirth sthis major goal in 
mind, the following assumptions were considered in preparing 
this Pian: 

Assumptions 

The following set of assumptions underlie this Plan and its 
rural context. 

1. The levels of household growth and construction need 
contained in this plan may be considered as minimum growth 
needs. Nothing in this plan should be taken to mean that a 
local government may not plan for more households than 
shownmwin, thewplan.\.Due tosthe rural mature of most of. the 
foothill counties, the services required to provide urban 
housing densities are not readily available. Also much of 
the long-range planning performed in the SPO region is based 
on a premise that growth should be directed to incorporated 


cities where suitable infrastructure’ is.‘available. 
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2. It is assumed that the economic characteristics of 

each housing market area will not change significantly during 
the planning period. Consequently, it is assumed that the 
income group characteristics of each housing market area 

will be the same in 1990 as in 1983. 

3. No growth control measures are in effect within the SPO 
boundaries. As stated, infrastructure limitations are 
normally the limiting factor in providing housing. 

4. 1980 Census figures were used for the plan and assumed to 
one Valid for 1982. 

5. Under this Plan, geography is assumed to remain constant. 
The cities are not anticipated to annex additonal inhabited 
lands. This Plan does not anticipate incorporation of new 
cities such as Loomis or El Dorado Hills. If inhabited 
annexations or incorporations occur, the affected jursidictions 
ahould revise their allocations accordingly. 

6. Anticipated employment increase in areas such as South 
Placer and Grass Valley are included in population projections. 
7. #The trend towards decreasing household sizes should 
continue through the time frame of this Plan. 

8. The private sector will provide most additional housing. 
As stated these figures are goals for the SPO jurisdictions 


to aim for in providing for housing needs. 
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Regional Housing Needs Allocation 


The main Objective, of this Plan is to provide housing for 
all segments of the SPO jurisdiction. The figures provided 
will in turn be used by jurisdictions within_SPoO to address 
regional housing needs in the 1984 revision of their 


respective Housing Elements. 


The following tables indicate the current breakdown of 1983 
income groups into households, the 1990 allocations and the 


net change between the two. 


The method utilized to arrive at these figures is contained 
in the appendix. Basically, income group percentages, based 
on city and county averages, were applied to straight line 


projections of households. 
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Very Low 

Piacer. County 

Auburn EP L4as 

Colfax 250 

Unincorporated Housing 

Market Area 5 oe 

Balance of County 5 pare 

Total County 12,146 
Nevada County 

Grass Valley Lee 

Nevada City 383 

Unincorporated Housing 
rom Market Area Sore 
° Balance of County 

(Census Tracts 1l & 12) 409 

Total County 6,003 
El Dorado County 

Unincorporated West Slope Ay Ged 

Placerville 930 

Balance of County op hOS 

Total County Bos 
Sierra County 

Loyalton 103 

Unincorporated 284 

Total County 394 


TABLE A 


Sierra Planning Organization 


1983 Households 


Other Lower 
Se 
85 
35061 


3,140 
7,474 


767 
203 


3,266 


Moderate 


173 
- 


5, 858 
4,803 
Pi one 


O97 
263 


Sp aL 


818 
77433 


4,522 

676 
Zoro 
8 peal! 


66 
ae be) 
258 


Above Moderate 


874 
61 


9,276 


se yee hs 8 
Lamas 


843 
348 
yt) 


{,o35 
10,975 


Total 


3,362 
471 


24,409 
18,472 
46,714 


3,834 
i Bre S27 


20,412 


3,145 
28,588 


20,554 

Apacs 
La,pens 
SG 


413 
946 
Lao 


NOTE: Columns add horizonally but not vertically due to roundings in calculating the income group 


breakdowns by jurisdiction. 


TABLE B 


Sierra Planning Organization 


1990 Housing Allocation 


Very Low Other Lower 
Placer County 
Auburn 2 eO 683 
Colfax 326 a ba 
Unincorporated Housing 
Market Area 77.065 4,608 
Balance of County Se2l7 4,989 
Total County 165845 105 39k 
Nevada County 
Grass Valley 1,409 881 
Nevada City 410 218 
Unincorporated Housing 
= Market Area Sel 7 4,209 
Balance; of -County. 
(CensuseTracts 11 «© 12) 533 369 
Total County 17833 5,968 
El Dorado Count 
Unincorporated West Slope 7,849 AAT TS 
Placerville eee le)S 603 
Balance of County 3413 2,494 
Total County 2,650 8,096 
Sierra County 
Loyalton 104 54 
Unincorporated 418 216 
Total County Sew 210 


Moderate 


37 250 
OSS 


67 
2S 
342 


Above Moderate 


YA89 
80 


enon 4 


G,ol1L 
Pa Be 


969 
570 


10,979 


TOtaL 


4,016 
685 


CLO 
29,348 
64,700 


4,404 
220 


Pad rial es 


4,103 
Siig OU) 


Bradlee S| 
3,349 
BS SPAS) 
50,600 


417 
L383 
1,800 


NOTE: Columns add horizonally but not vertically due to roundings in calculating the income group 


breakdowns by jurisdiction. 


TABLE C 
Sierra Planning Organization 


1983 Households - 1990 Housing Allocation 


Very Low Other Lower Moderate Above Moderate Total 
Placer: County 
Auburn a9 bag fad prow 315 654 
Colfax 76 26 23 19 144 
Unincorporated Housing 
Market Area 15°45 1 947 L pone 2,398 69 3h2 
Balance of County 35045 1,849 2 oes 3,259 10,876 
Total County A699 Zp t. Aaa 6,022 17,986 
Nevada County 
Grass Valley LBZ 114 148 126 570 
Nevada City Zh > 19 Ze 83 
© Unincorporated Housing 
Market Area 15,238 943 1 GST oy 222 og hs Oe 
Balance of County 124 86 249 499 958 
Total County 17830 Lyoot 2720 Sees Site 
El Dorado County 
Unincorporated West Slope ae ae, 1,900 2,986 5, 564 LS po te 
Placerville a pS: 96 128 £33 Be 
Balance of County 230 168 va LG 3 883 
Total County Sead 2,398 3 7447 Bpouo 14,987 
Sierra County 
Loyalton 1 0 iL 2 5 
Unincorporated 134 65 <6 162 437 
Total County 128 66 84 163 44] 
NOTE: Columns add horizonally but not vertically due to roundings in calculating the income group 


breakdowns in jurisdiction. 


TABLE D 


Sierra Planning Organization 


Housing Allocation 


COMPARISON OF 1983 AND 1990 INCOME GROUPS 


1983 1990 
Very Low Low Moderate Above Moderate Very Low Low Moderate Above Moderate 

PLACER COUNTY 

Auburn 34.0 17.0 2350 Z020 30.4 L720 23.0 2020 

Colfax oad 18.0 ihe) 13s 0 93-0 18.0 ere 13.0 

Unincorporated Housing 

Market Area 23.0 Loe) 2450 B38 .:0 Zan 0 15:30 24.0 38.0 

Balance of County 28.0 pa ge. 8 26.0 29.0 28.0 LO 26.0 29.0 

Total County 26.0 16. 0 25.0 330 26.0 1620 Pas AB J oa0 
NEVADA COUNTY 

Grass Valley ae 2070 26.0 22.0 SPA 2One 20:60 2250 

Nevada City _ 2200 2750 22.0 15519) 3200, LTD Dap aw 29.0 
o Unincorporated Housing 
iad Market Area 19.0 L650 Zi) 38.0 18.6 1a ies 2OeZ 3959 

Balance of County 32) 250 26.0 on) IES ie 40) ohh) Joon) 3250 

Total County 21.0 16.0 20.0 of 20 Zi 0 1650 26.0 37-0 
EL DORADO COUNTY 

Unincorporated West Slope 230 14.0 2220 41.0 2300 140 Zee 41.0 

Placerville O30 18,0 2450 rae gr 8) 33.0 18<0 24.0 2o0) 

Balance of County 20.0 19.0 24.0 3220 26.0 1950 24.0 3120 

Total County 22.0 16.0 2300 3620 25'.0 1650 2350 36,0 
SIERRA COUNTY 

Loyalton 220 13.0 16.0 46.0 250 13.0 16.0 46.0 

Unincorporated 5050 16.0 ee0 3350) 3052 15%6 NES Be) 34.3 


Total County 72:3 at 159) ie eee] SVE 20 i. 1oeU B70 


_ NEVADA 
PLACER 
EL DORADO 
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SIERRA PLANNING ORGANIZATION 


A JPA CONSISTING OF THE COUNTIES OF 
EL DORADO, NEVADA & PLACER 


SIERRA ECONOMIC DEVELOPMENT DISTRICT 
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Adopted By Board - March 7, 1984 
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Introduction 

In 1980 Assembly Bill 2853 (Government Code Section 65584) 

was passed by the legislature. One of the mandates of the 
bill is a requirement of councils of government (COG's) to 
prepare regional housing allocation plans. This plan is 
intended to meet this requirement. The previous 1982 

Sierra Planning Organization (SPO) Regional Housing Allocation 
Plan made housing needs projections through 1986. This 


Plan Wil) (coverua period through July 1; 1990. 


The Sierra Planhing Organization jurisdiction covers a four 
county area including portions of Placer and El Dorado Counties, 
Sierra and Nevada Counties and the cities of Nevada City, 

Grass Valley, Loyalton, Placerville, Auburn and Colfax. 

The western three cities of Placer County are members of the 
Sacramento Regional Council of Governments and the Tahoe 


BaSin is covered by Tahoe Regional Planning Agency. 


The housing allocations are prepared for areas called "housing 
market areas". In some cases, a Single jurisdiction is 

treated as a housing market area in this plan; in other cases, 
several jurisdictions are grouped together to form a "general 
housing market area" (GHMA). The State Department of Housing 

and Community Development defines a GHMA as an area which shows 
Significant economic interrelationship and substantial commute 
levels between jurisdictions. Within the SPO area, two GHMAsS are 


designated in this plan: 


l. Western Placer County and Nevada County (called the 


Western Placer/Western Nevada GHMA) 


2. Western El Dorado County (called Western El Dorado GHMA) 
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{FL SIERRA COUNTY 


he PLACER cour tess 
( apoees pe 
Ne abilvorwml o9 bi 7; ae a 


Y ge 
Foresrnill Ps 


: fer ries a). pelle DORADO county _— 
} | Ane | Jf _. Cr. Se, AZ 


Sierra Planning Organization - Four County Region 


1. Western Placer/Nevada General Housing Market. 

Area (Excluding Roseville, Lincoln and Rocklin 

whichsaresin- SACOG)... 

Western El Dorado General Housing Market. 

3. Lake Tahoe Basin - Covered By Tahoe Regional 
Planning Agency. 


N 
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Purpose 

According to the legislation the purpose of the regional 
housing plan is to determine housing needs of persons at all 
income levels. These number of housing units are intended 


tobe goals’ or targets for the juresdiction-. 


Preparation of this plan was based on 1980 Census data and 
projections which provide reliable results. However, the 
drstreibutron of housing units Ysadatricultmat best to 
project. In addition the State guidelines for regional 
housing allocation planning are loosely defined. However, 
LiewiancenttOor this, plan us tO provider a secon housing 
targees £0% member jurisdictions. swith this Major goal in 
mind, the following assumptions were considered in preparing 
this Plan. 

Assumptions 

The following set of assumptions underlie this Plan and its 
rural tcontext- 

1. The levels of household growth and construction need 
contained in this plan may be considered aS minimum growth 
needs. Nothing in this plan should be taken to mean that a 
local government may not plan for more households than 
shown inthe plan. Due to the rural mature Of most of the 
foothill counties, the services required to provide urban 
housing densities are not readily available. Also much of 
the long-range planning performed in the SPO region is based 
on a premise that growth should be directed to incorporated 


cities where*suitableTintrastructure 1 Svavailable. 
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2. It is assumed that the economic characteristics of 

each housing market area will not change significantly during 
the planning period. Consequently, it is assumed that the 
income group characteristics of each housing market area 

will be the same in 1990 as in 1983. 

3. No growth control measures are in effect within the SPO 
boundaries. As stated, infrastructure limitations are 
normally the limiting factor in providing housing. 

4. 1980 Census figures were used for the plan and assumed to 
ees valid for 1983. 

5. Under this Plan, geography is assumed to remain constant. 
The cities are not anticipated to annex additonal inhabited 
lands. This Plan does not anticipate incorporation of new 
eities such"as=Loomis or El DoradotGdilis.- i famhabpsted 
annexations or incorporations occur, the affected jursidictions 
ahould revise their allocations accordingly. 

6. Anticipated employment increase in areas such as South 
Placer and Grass Valley are included in population projections. 
7. The trend towards decreasing household sizes should 
continue through the time frame of this Plan. 

8. The private sector will provide most additional housing. 
As stated these figures are goals for the SPO jurisdictions 


to aim for in providing for housing needs. 
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Regional Housing Needs Allocation 


Thetmasgn objective: of this Plans torprovide nousing for 
all segments of the SPO jurisdiction. The figures provided 
will in turn be used by jurisdictions within. SPO to address 
regional housing needs in the 1984 revision of their 


respective Housing Elements. 


The following tables indicate the current breakdown of 1983 
income groups into households, the 1990 allocations and the 


net change between the two. 


The method utilized to arrive at these figures is contained 
in the appendix. Basically, income group percentages, based 
on city and county averages, were applied to straight line 


projections of households. 
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Very Low 

Placer County 

Auburn Deas 

Colfax 250 

Unincorporated Housing 

Market Area 5,614 

Balance of County ere ae 

Total County 12,146 
Nevada County 

Grass Valley lyaae 

Nevada City 383 

Unincorporated Housing 
ron Market Area 3,879 
® Balance of County 

(Census Tracts 11 & 12) 409 

Total County 6,003 
El Dorado County 

Unincorporated West Slope Awe? 

Placerville 930 

Balance of County 3, es 

Total County 8,903 
Sierra County 

Loyalton LO3 

Unincorporated 284 

Total County 394 


TABLE A 


Sierra Planning Organization 


1983 Households 


Other Lower 


Sila 
85 


3,661 
3,140 
7,474 


76/ 
203 


37266 


283 
4,574 


2,878 

507 
2,326 
5,698 


54 
151 
204 


Moderate 


gor i 
Fhe. 


57858 


4,803 
Lt Ab £9 


aot 
263 


Salone 


Above Moderate 


874 
61 


GF276 


eI ey 
LS 74L5 


843 
348 


perf 


Total 


3,362 
471 


24,409 
19,472 
46,714 


3,834 
Ly, Eee 


20,412 


aes 
28,588 


20,554 

2 SF 
Ley 243 
So 7OLS 


413 
946 
ia 


NOTE: Columns add horizonally but not vertically due to roundings in calculating the income group 


breakdowns by jurisdiction. 


TABLE B 


Sierra Planning Organization 


1990 Housing Allocation 
ag AE OCarlon 


Very Low Other Lower Moderate Above Moderate LOtal 
Placer County 
Auburn Eee 683 924 1,189 4,016 
Courasx 326 seaLik 98 80 615 
Unincorporated Housing 
Market Area He 0.6.5 4,608 le OLS L674 30 pe 
Balance of County 892.17 4,989 TO. Siege Oh 29,348 
Total County 1657845 LO; 39 167.026 21,437) 64,700 
Nevada Count 
Grass Valley 1,409 881 Me Aa S3 969 4,404 
Nevada City 410 218 2B:3Y 370 peo 0 
Unincorporated Housing 
s Market Area Be 7 4,209 T#e208 10,979 28) SIS 
Balance of County 
(Census, Tracts 11 ¢ 12) 533 369 0ST AAS 4,103 
Total County oe OCS 5,968 9,698 TSF. 8Oe oH pod 
El Dorado County 
Unincorporated West Slope 7,849 4,778 de OOS ESP oor 34,125 
Placerville ee O'S 603 804 837 3,349 
Balance.of County 67 .41:3 2,494 37250 4,069 13), 26 
Total County 127,650 8,096 ie, OSS Sy 26 50,600 
Sierra County 
Loyalton 104 54 67 192 417 
Unincorporated 418 256 OAS) 474 iy Sues 
Total, County 522 270 342 666 be BOO 


NOTE: Columns add horizonally but not vertically due to roundings in calculating the income group 
breakdowns by jurisdiction 


TABLE C 
Sierra Planning Organization 


1983 Households - 1990 Housing Allocation 


Very Low Other Lower Moderate Above Moderate Total 
Placer County 
Auburn aa LY ESL 219 654 
Colfax 76 26 23 19 144 
Unincorporated Housing 
Market Area 17451 947 Loe 2arxoo GhILZ 
Balance of County 3,045 1,849 2,023 Jie 10,876 
Total County 4,699 a at | 4,347 6,022 L773 356 
Nevada County 
Grass Valley 182 114 148 126 570 
Nevada City Pag L5 Lo 22 83 
© Unincorporated Housing 
Market Area ised 943 toed ay Po2 Ppl 01 
Balance of County 124 86 249 499 958 
Total County 1,330 1504 2p LOS a Spies 
El Dorado County 
Unincorporated West Slope Be Ue 13900 2,986 5,564 Laporte 
Placerville 75 96 L2G ss §32 
Balance of County 250 168 calle. ee ie 883 
Total County 3,787 ey eee 3,447 SoD 14,987 
Sierra County 
Loyalton 1 0 iL 2 5 
Unincorporated 134 65 76 162 437 
Total County 128 66 84 163 44] 


NOTE: Columns add horizonally but not vertically due to roundings in calculating 
breakdowns in jurisdiction. 


the 


income group 


TABLE D 


Sierra Planning Organization 


Housing Allocation 


COMPARISON OF 1983 AND 1990 INCOME GROUPS 


1983 1990 
Very Low Low Moderate Above Moderate Very Low Low Moderate Above Moderate 

PLACER COUNTY 

Auburn 34.0 17.10 2560 26.0 30.4 170 Zaa0 29°76 

Colfax nek 18.0 Aye! L350 sen! 18.0 1359 Lon) 

Unincorporated Housing 

Market Area 2300 1520 24.0 38.0 27,0) 15.0 24.0 38-0 

Balance of County 28.0 17 20, 26.0 290 28.0 LTO 26.0 2920 

Total County 26.0 16.0 2520 337.0 20..0 16,0 22,40 33.0 
NEVADA COUNTY 

Grass Valley 32.0 20.0 26.0 2200 Sag) 20.0 26.0 Z2e0 

Nevada City BoerU 19) 220 29.0 SNe) Fes0 22-0 29.0 
ov Unincorporated Housing 
‘S Market Area 19.0 16.0 2h) 38.0 L6..6 Pores 2622 39.99 

Balance of County 1320 9.0 26:0 p20 13%, 0 9.0 26.0 Byrn) 

Total County 2150 16.0 2620 3760 20.0 16.0 26.0 37.0 
EL DORADO COUNTY 

Unincorporated West Slope PED 1450 2250 41.0 23.0 14.0 Pega AY 41.0 

Placerville 3350 18.0 24.0 Aw) 33;.0 18.0 24.0 2550 

Balance of County 2620 19.0 24.0 Shere) 26.0 Lg9F0 24.0 315.0 

Total County 255.0 16.0 25100 36.0 25:30 163.0 PARA!) 36.0 
SLERRA COUNTY 

Loyalton Zon 135.9 16.0 46.0 Zao 13.0 16.0 46.0 

Unincorporated 30.0 16.0 21.0 3350 SHON T5e6 ge 34.3 

Total County 2920 IRSA 8) L970 3730 29.0 Lo0 19.0 B70 
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